
This item is an appeal of a decision by the Los Angeles County (County) Regional Planning 
Commission (Commission) to approve the Second Amendment (Second Amendment) to Vesting 
Tentative Tract Map No. 45465 (TR45465). This amendment would relocate four lots from TR 
454650-5 (Phase 5) to TR 454650-4 (Phase 4), modify the building pad sizes, and adjust lot lines 
and grading volumes (Project). By moving these lots, an Oak Woodland with 14 oak trees, and an 
additional oak tree east of the woodland, will not need to be removed nor encroached upon. There 
will also be an overall reduction in building pad sizes and grading, and four lots will be moved out of 
the Santa Monica Mountains Coastal Zone.

A duly noticed Commission public hearing of the appeal of the Hearing Officer approval of this 
Project was held on November 3, 2021. The Commission upheld the Hearing Officer approval in a 4-
0 vote. 

The appeal of the Commission’s approval, submitted by the Las Virgenes Homeowners Federation, 
Inc. on November 11, 2021, is attached along with additional letters that were submitted to the 
Commission.

SUBJECT

March 15, 2022

The Honorable Board of Supervisors
County of Los Angeles
383 Kenneth Hahn Hall of Administration
500 West Temple Street 
Los Angeles, California 90012
 
Dear Supervisors:

PROJECT NO. 87058-(3)
SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465 (RPPL2021001487)

APPLICANT: BETH PALMER
OWNER: MALIBU VALLEY PARTNERS, LLC.

THE MALIBU ZONED DISTRICT
(THIRD SUPERVISORIAL DISTRICT) (3-VOTES)



PURPOSE/JUSTIFICATION OF RECOMMENDED ACTION

TR45465 was originally approved by the Commission on October 5, 1988, for 81 single family lots on 
443.35 acres, along with a Conditional Use Permit for grading and non-urban hillside management, 
and an Oak Tree Permit (OTP) for the removal of 78 oak trees. An Environmental Impact Report 
(EIR) was prepared and certified for the Project. To date, four phases of TR45465 have been 
recorded, and there are three phases left to record. A Revised Map was proposed in 2015 but was 
not approved.

On December 31, 2014, the Department of Regional Planning (Department) approved Revised 
Exhibit “A” No. 201400459, which approved the conceptual design for Phases 3 through 7, including 
the configuration of the eight lots within Phase 4 and five lots within Phase 5. The Project proposes 
to amend Phase 4 to have 12 lots and Phase 5 to have one lot. The total number of lots between the 
two phases remains at 13. The total acreage in this amendment request is 15.9 acres, or less than 
3.6 percent of the total tract map acreage of 443.35 acres.  Moving four lots from Phase 5 to Phase 4
 would protect an Oak Woodland with 14 oak trees, and an additional oak tree east of the woodland. 
These trees were approved to be removed by the OTP approved in 1988, but approval of the Project 
ensures that these oak trees will not be removed nor encroached upon.

The Project also proposes an overall reduction in building pad sizes and grading. Additionally, four 
lots will be moved out of the Santa Monica Mountains Coastal Zone. The total lot area of the Project 
is 15.9 acres, less than 3.6% of the 443.35 total acreage of TR45465. The lot sizes will maintain the 
required one acre minimum lot area and will vary from 1.2 acres to 7 acres. The proposed building 
pad sizes will vary from 0.5 acres to 0.9 acres. This Project does not include or approve any building 
construction at this time.

The Project site is located within the RL10 (Rural Lands 10 - One Dwelling Unit per 10 Acres) land 
use category of the Santa Monica Mountains Local Coastal Program (SMMLCP), and within the 
RL10 and RL20 (Rural Lands 20 – One Dwelling Unit per 20 Acres) land use categories of the Santa 
Monica Mountains North Area Plan (SMMNAP). However, TR45465 was approved as a vesting map 
in 1988, prior to the adoption of the SMMNAP.  Therefore, the SMMNAP does not apply to the 
Project. Additionally, the Project proposes no development within the Coastal Zone, so the SMMLCP 
does not apply either. The SMMLCP would apply to any development within the Coastal Zone, 
including construction, subdivision, and/or grading. If the Project is approved, prior to the recordation 
of Phase 5, the subdivider will need to obtain a Coastal Development Permit pursuant to the 
requirements of the SMMLCP. 

The Project site is located in The Malibu Zoned District and is currently zoned R-C-10 (Rural-Coastal 
- 10 Acre Minimum Required Lot Area), A-1-10 (Light Agricultural – 10 Acre Minimum Required Lot 
Area), and A-1-20 (Light Agricultural - 20 Acre Minimum Required Lot Area).  The neighborhood has 

IT IS RECOMMENDED THAT THE BOARD AFTER THE PUBLIC HEARING,

•     Deny the appeal and affirm the decision of the Commission.

•     Having considered the certified Final Environmental Impact Report along with the addendum 
thereto, indicate its intent to approve the Second Amendment to TR45465.

•     Instruct County Counsel to prepare the necessary Findings and Conditions to affirm the 
Commission’s approval of the Second Amendment to TR45465.

The Honorable Board of Supervisors
3/15/2022
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a rural/residential character, and the proposed residential use will be consistent with the existing land 
use in the community.

Implementation of Strategic Plan Goals
The Project promotes the County’s vision for improving the quality of life in unincorporated areas. 
The Project will result in a building and fire code compliant residential development that would 
improve the overall value and quality of life of the surrounding community by implementing Goals 
and Strategies of the 2016-2021 County Strategic Plan as follows: 

GOAL II: FOSTER VIBRANT AND RESILIENT COMMUNITIES 

(II.2.2) Expand Access to Recreational and Cultural Opportunities. The Project would construct 
housing within the Santa Monica Mountains National Recreation Area (SMMNRA). As such, these 
future residents of unincorporated Los Angeles County would have easy access to this area’s 
recreational facilities.

(II.2.4) Promote Active and Healthy Lifestyles. The Project promotes an active and healthy lifestyle 
by developing a built environment that encourages physical activity and links housing to recreational 
open space and recreational facilities such as the SMMNRA’s extensive trail system.

GOAL III: REALIZE TOMORROW’S GOVERNMENT TODAY 

(III.3.9) Enhance County’s Fiscal Strength Through Long Term Planning. The Project would facilitate 
the subdivision of the property in question and the future construction of houses on these future lots 
in a design that maintains the same number of residential units but reduces environmental impacts 
and protects an oak woodland. Therefore, this project will expand the tax base by developing a 
property that has access to existing infrastructure. 

FISCAL IMPACT/FINANCING

Approval or denial of the appeal would result in no new significant costs to the County or to the 
Department, as the proposed Project is a private development, and any infrastructure improvements 
would be borne by the subdivider.  

There are no fiscal impacts and no request for financing is being presented. 

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

The Hearing Officer considered the Second Amendment during a public meeting on July 27, 2021.  
The Department presented the Project.  The subdivider, Beth Palmer, presented testimony in favor 
of the request.  Two members of the public voiced concerns regarding a civil matter on an adjacent 
property.  The Hearing Officer reiterated that only the proposed modifications to the approved map 
were before the Hearing Officer for consideration.  The Hearing Officer did not have any questions 
for the subdivider.  There being no further testimony, the Hearing Officer closed the public meeting 
and approved the Addendum to the Final EIR and Project subject to the conditions of approval. This 
approval was appealed to the Commission.

The Commission considered the Second Amendment during the November 3, 2021, public hearing. 
The Department presented the Project with additional information related to the concerns of the 
appellants.  Two groups appealed the decision of the Hearing Officer. First, Kim Lamorie of the Las 
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Virgenes Homeowners Federation and Mary Hubbard of the Malibu Canyon Community Association, 
and second, Valerie Sacks and Keith Gregory representing Carey and Jennifer Chrisman appealed 
the Project. Both appellants presented and spoke in favor of their appeal, followed by a presentation 
by the subdivider in favor of denying the appeal. In summary, the first appellant presented their 
concerns regarding the lack of environmental review per the SMMNAP and SMMLCP, non-
compliance with said plans, and the analysis of existing oak trees within the Project site. The second 
appellant presented concerns regarding an easement agreement between a third party, Spectrum 
development, and their client, the Chrismans, who are in escrow with the current owners of a 
property located within the adjacent Tract No 45465-01, outside the scope of this Project. These 
concerns included the need for off site improvements that are required to build Phase 4 and Phase 
5. Three members of the public provided comments and concerns regarding the environmental 
impacts and concerns that the Project was not in compliance with the current ordinances, and with 
the SMMNAP and SMMLCP. 

During the November 3, 2021, public hearing, the Department stated, and County Counsel 
confirmed, that the original TR45465 was vested prior to the approval of the SMMNAP and therefore 
the Project is not subject to its requirements. The Commission asked the Department, County 
Department of Public Works (Public Works), and the subdivider to respond to the second appellant’s 
concern regarding off-site improvements for storm basins and drainage. The Department and Public 
Works confirmed that the Project has an approved drainage plan and no off-site improvements are 
required for this Project. The Department further confirmed that any future proposed construction 
development will need to be fully reviewed and processed through Public Works prior to 
construction.

The Commission also asked the Department and the subdivider about the existing oak trees within 
proposed Phase 5 (as amended) and their status under the original OTP.  The Commission directed 
the Department to add a condition of approval that requires the Department and the County Forester 
and Fire Warden to conduct a site visit to map and tag the existing oak trees that would no longer be 
eligible for removal or encroachment.  The Commission also directed the Department to update the 
Project findings and conditions such that the existing OTP 87058 may not be relied upon nor used to 
remove or encroach upon the existing ordinance sized oak trees within proposed TR45465-05 in 
perpetuity.

ENVIRONMENTAL DOCUMENTATION

After consideration of the Addendum to the EIR, the Commission found on the basis of the whole 
record before it that there is no substantial evidence that the Project as conditioned will have 
significant effect on the environment, and further found that the Addendum reflects the independent 
judgment and analysis of the Commission. The Project is not subject to the SMMNAP and SMMLCP. 
 The Project consists of minor modifications to a previously approved Project that includes adjusting 
lot lines, adjusting building pad areas, and relocating lots and building pads outside of a protected 
oak woodland. The Project relocates four lots out of the coastal zone area and preserves the existing 
oak woodland. The existing oak woodland, which is within the boundaries of Phase 5 (as amended) 
has 15 oak trees. The original 1988 TR45465 approval included the removal of six oak trees and the 
remaining had encroachments as allowed per the OTP within the boundaries of this Second 
Amendment. The Project will no longer require the removal nor encroachment of these existing oak 
trees.

The Honorable Board of Supervisors
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IMPACT ON CURRENT SERVICES (OR PROJECTS)

Action on the appeal is anticipated to have no negative impact on current services.

 
For further information, please contact Michelle Lynch of Subdivisions at (213) 974-6433 or 
mlynch@planning.lacounty.gov.

Amy J. Bodek, AICP

Director

c: Executive Officer, Board of Supervisors
Assessor 
Chief Executive Officer 
County Counsel
Director of Public Works

Respectfully submitted,

AJB:DD:JSH:ML:lm

The Honorable Board of Supervisors
3/15/2022
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EXHIBIT 2: COMPARISON OF AMENDED TENTATIVE MAP TO

APPROVED TENTATIVE MAP

1
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DEPT. OF REGIONAL PLANNING
TR45465 / AMENDMENT 
VESTING TENTATIVE TRACT 
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EXHIBIT 3: COMPARISON OF 2014 REA TO AMENDED

TENTATIVE MAP
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November 5, 2021

Malibu Valley Partners, LLC
C/O Beth Palmer
26885 Mulholland Highway
Calabasas, CA 91302

Dear Ms. Palmer:

PROJECT NO. 87058- (3)
SECOND AMENDMENT TO VESTING TENTATIVE 

TRACT MAP NO. TR45465 (RPPL2021001487)
PROJECT SITE ADDRESS 4455-028-093, 4455-028-119, 4455-028-123 (APN)

The Regional Planning Commission, by its action of November 3, 2021, has approved 
the above-referenced project.  Enclosed are the Commission’s Findings and Conditions 
of Approval.  Please carefully review each condition.  This approval is not effective until 
the appeal period has ended and the required documents and applicable fees are 
submitted to the Regional Planning Department (see enclosed Affidavit of Acceptance 
Instructions). 

The applicant or any other interested persons may appeal the 
Regional Planning Commission’s decision.  The appeal period for 
this project will end at 5:00 p.m. on November 15, 2021.  

Appeals: To file an appeal, please contact:
Appeals must be submitted through the County’s online electronic 
permit management system (EPIC-LA).  For instructions on how 
to appeal online, please email appeal@planning.lacounty.gov 
before the end of the appeal period.

Upon completion of the appeal period, the notarized Affidavit of Acceptance and any 
applicable fees must be submitted to the planner assigned to your case.  Please make 
an appointment to ensure that processing will be completed in a timely manner.  Failure 

ATTACHMENT 3 - RPC APPROVAL PACKAGE
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to submit these documents and applicable fees within 60 days will result in a referral to 
Zoning Enforcement for further action.

In addition, any applicable California Environmental Quality Act fees for the Department 
of Fish and Wildlife shall be paid, and a Notice of Determination, if applicable must be 
filed with the County Clerk according to the instructions with the enclosed Affidavit of 
Acceptance.  A Notice of Exemption, if applicable, may also be filed according to the 
instructions in the enclosed Affidavit of Acceptance.

For questions or for additional information, please contact Michelle Lynch of the 
Subdivisions Section at mlynch@planning.lacounty.gov.  

Sincerely,

AMY J. BODEK, AICP
Director of Regional Planning

Joshua Huntington, Supervising Regional Planner
Land Divisions Section

JH:ML

Enclosures: Findings, Conditions of Approval, Affidavit of Acceptance  



CC.060412

AFFIDAVIT OF ACCEPTANCE INSTRUCTIONS

Please read carefully.   

After the termination of the appeal period (10 days after the action date), proceed with the following 
instructions if you have not been notified that an appeal has been received.  

1. Sign the “Affidavit of Acceptance” form in the presence of a notary and have the notary attach an
acknowledgement.  Both the applicant and owner lines must be signed on the form, even if they are
the same person.

2. Submit to the case planner:
 Original “Affidavit of Acceptance” form (with wet signature) and copy by email

3. You will be notified when the approved plans are available via EPIC-LA.

For questions or for additional information, please contact the planner assigned to your case.  Our office 
hours are Monday through Thursday, 7:30 a.m. to 5:30 p.m. We are closed on Fridays.



CC.060412

Please complete and return to:
Department of Regional Planning
320 West Temple Street, 13th Floor
Los Angeles, California 90012

AFFIDAVIT OF ACCEPTANCE

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES }ss

REGARDING: PROJECT NO. 45465-(3) 
SECOND AMENDMENT TO VESTING TENTATIVE 

      TRACT MAP NO. TR45465 (RPPL2021001487)
SANTA MONICA MOUNTAINS PLANNING AREA
APN(s): 4455-028-093, 4455-028-119 and 4455-028-123 

I/We the undersigned state:

I am/We are the permittee of the above-mentioned permits and/or owner of the real property described on 
Exhibit “A’, attached hereto.
I am/We are aware of, and accept, all the stated Conditions of Approval for the above-mentioned permit(s).

Executed this
day of ,20

I/We declare under the penalty of perjury that the foregoing is true and correct.

Applicant’s Name: 

Address:

City, State, Zip:

Signature:

Owner’s Name: 

Address:

City, State, Zip:

Complete both Applicant and Owner 
sections, even if the same.

Signatures must be acknowledged by a 
Notary Public.  Affix seal or appropriate 
acknowledgements.

Signature:
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LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

FINDINGS OF THE REGIONAL PLANNING COMMISSION
AND ORDER

PROJECT NO. 87058-(3)
SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465 

(RPPL2021001487)

RECITALS

1. HEARING DATES. The Los Angeles County (“County”) Hearing Officer, Alex Garcia
conducted a duly-noticed public meeting in the matter of a second amendment to
Vesting Tentative Tract Map No. 45465 (“TR45465”) on July 27, 2021. The County
Regional Planning Commission (“Commission”) conducted a duly-noticed public
hearing of the appeal of the Hearing Officer decision, in the matter of a second
amendment to TR45465 on November 3, 2021.

2. ENTITLEMENT(S) REQUESTED. The Subdivider, Malibu Valley Partners, LLC.
(“Subdivider”), requests a second amendment to TR45465 to relocate four (4) lots
from Phase 5 to Phase 4 and associated modification of the building size pads,
adjustment of lots lines and grading volumes (“Project”). The current lot count in Phase
4 also known as TR45465-04 has eight lots, Phase 5 also known as TR45465-05 has
five lots, for a total 13 lots. The proposed change would include TR45465-04 to have
12 lots, while TR45465-05 maintains one lot for the same total count of 13 lots. The
total acreage in this amendment request is 15.9 acres, or less than 3.6% of the total
map acreage of 443.35 acres.  By moving four lots out of TR45465-05 into TR45465-
04, four lots will be moved out of the Coastal Zone, an existing Oak Woodland with 14
oak trees and one additional oak tree east of the woodland will not be removed nor
encroached upon, and there will be an overall reduction in building pad sizes and
grading.  This entitlement does not authorize any construction nor removal of any oaks
trees as previously permitted through the approved Oak Tree Permit (“OTP”).

TR45465 was approved by the Commission on October 5, 1988 for 81 single-family
lots, with a Conditional Use Permit (“CUP”) for grading and non-urban hillside
management, and an OTP for the removal of 78 oak trees. An Environmental Impact
Report (“EIR”) was also prepared and certified. TR45465 included 81 lots on 443.35
acres of land.  To date, four phases of the TR45465 have been recorded, with three
phases left to record. TR45465-01 recorded on March 16, 2005, TR45465-02
recorded on June 2, 2010, TR45465-03 recorded on October 5, 2016 and TR45465-
06 was recorded on September 30, 2020.  A revised map was proposed in 2015 but
was not approved.
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On December 31, 2014, County Department of Regional Planning (“Department”) 
approved Revised Exhibit “A” No. 201400459 (“REA”), which approved the conceptual 
design for future phases 03-07 including the configuration of the eight lots within 
TR45465-04 and five lots within TR45465-05. 

3. PREVIOUS ENTITLEMENT(S).  Apart from the CUP, OTP, and TR45465, there are
no previous entitlements for the Project area.

4. LOCATION.  The Project is located in the unincorporated Santa Monica Mountains
North Area and Santa Monica Mountains Coastal Zone within The Malibu Zoned
District.

5. LAND USE DESIGNATION.  The Project site is located within the plan categories
RL10 (Rural Lands 10 - One Dwelling Unit per 10 Acres) and RL20 (Rural Lands 20
– One Dwelling Unit per 20 Acres) of the Santa Monica Mountains North Area Plan
(“SMMNAP”) and the Santa Monica Mountains Local Coastal Program (“SMMLCP”).
However, TR45465 was approved as a vesting map in 1988, which was prior to the
adoption of the SMMNAP and the SMMLCP.  Therefore, the SMMNAP and the
SMMLCP, and their plan categories, do not apply to the Project.

6. ZONING.  The Project site is located in The Malibu Zoned District and is currently
zoned R-C-10 (Rural-Coastal - 10 Acre Minimum Required Lot Area), A-1-1 (Light
Agricultural – One- Acre Minimum Required Lot Area) and A-1-20 (Light Agricultural -
20 Acre Minimum Required Lot Area).

7. PROJECT AND SITE PLAN DESCRIPTION.
A. Existing Site Conditions

The Project site is 15.9 acres in size and consists of three legal lots. The Project
site is irregular in shape with gentle sloping to steep topography.

B. Site Access
Primary access to the Project site will be via access on Mulholland Highway.
Secondary access to the Project site will be via access on Stokes Canyon Road.

C. Second Amendment to TR45465
A request to amend the approved TR45465 to relocate four lots from TR45465-05
to TR45465-04 and associated modification of building pad sizes and locations,
grading, and other improvements. The total lot area for the Project is 15.9 acres.
The lot sizes will maintain the required one (1) acre minimum lot area and will vary
from 1.2 acres to 7 acres. The proposed building pad sizes will vary from 0.5 acres
to 0.9 acres. The current lot count in TR45465-04 has eight lots, TR45465-05 has
five lots, for a total of 13 lots. The proposed change would include TR45465-04 to
have 12 lots, while TR45465-05 maintains one lot for the same total count of 13
lots. The total acreage in this amendment request is 15.9 acres, or less than 3.6%
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of the 443.35 total acreage.  By moving four lots out of TR45465-05 into TR45465-
04, the four lots will be moved out of the Coastal Zone, each lot size will maintain 
the required minimum one acre lot area, and an Oak Woodland with 14 oak trees 
and one additional oak tree to the east will not be removed nor encroached upon. 
Furthermore, there will be overall reductions in building pad sizes and grading 
quantities.  This amendment does not include any proposed building development.

D. Zoning Enforcement
Zoning Enforcement Code Case No. 10-0016803 was closed on January 20, 2021
for the violation of over 40 horses on the property. The Department has confirmed
that there are no zoning violations on the Project site.

8. PUBLIC COMMENTS.  The Department received the following public inquiries and
comments:
A. One phone inquiry regarding the hearing notice for the appeal to the Commission

requested general information only,
B. Three email messages indicating opposition to the Project and support of the

appeal,
C. One email message from the Las Virgenes Municipal Water District with no

opposition to the appeal,
D. Three email messages from the public in support of the Project,
E. One email message asking about the status of the Project and its phases was

received prior to the Hearing Officer Meeting,
F. Phone calls between Department staff (“Staff”) and five Santa Monica residents

who had concerns regarding wildfire, environmental analysis, and the scope of the
map amendment, and

G. Two email messages opposed to the Project were received subsequent to the
hearing package submittal to the Hearing Officer.

9. COUNTY DEPARTMENT RECOMMENDATIONS.
A. County Department of Public Works (“Public Works”):  Recommended clearance

to public hearing with conditions in a letter dated April 4, 2021.

B. County Fire Department:  Recommended clearance to public hearing with
conditions in a letter dated March 31, 2021.

C. County Department of Parks & Recreation:  Recommended clearance to public
hearing with conditions in a letter dated March 11, 2021.

D. County Department of Public Health:  Recommended clearance to public hearing
with conditions in a letter dated March 31, 2021.



EXHIBIT D
PROJECT NO. 87058-(3) FINDINGS
SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP PAGE 4 OF 8
NO. 45465 (RPPL2021001487)

10.CEQA DETERMINATION

Addendum to the EIR.

Prior to the Hearing Officer’s discussion on the amendment project, an addendum to 
the certified EIR for TR45465 was prepared in compliance with the California 
Environmental Quality Act (“CEQA”) and the County environmental guidelines to 
account for the proposed changes of the second amendment to TR45465.  The 
Addendum concluded that the proposed changes would not result in any increased or 
additional environmental impacts beyond those which were analyzed in the EIR. The 
Project maintains the same number of lots, does not extend beyond the approved 
development scope, and further reduces the number of developments in the coastal 
zone area as well as reduces grading volume and relocates development out of an 
existing oak woodland. The existing oak woodland, which is within the boundaries of 
TR45465-05 (as amended) has 15 oak trees. The 1988 Map approval included the 
removal of six oak trees and the remaining nine oaks had encroachments as allowed 
per the OTP, within the boundaries of this second amendment map. The Project no 
longer requires the removal nor encroachment of these existing oak trees. Staff has 
confirmed that the subdivider is in compliance with the Mitigation Monitoring and 
Reporting Program and the Project will not have a significant effect on the 
environment. 

SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP FINDINGS
11.The Commission finds it appropriate to adjust lot lines and lot sizes. The Project 

proposes lot sizes ranging in size from 1.2 acres to 7 acres which are consistent with 
the one-acre minimum lot area requirement. 

12.The Commission finds it appropriate to allow the overall reduction of the building pads. 
The Project proposes building pad sizes ranging from 0.5 acres to 0.9 acres as 
modified from the 2014 REA building pads.

13.The Commission finds it appropriate to relocate four lots from TR45465-05 to 
TR45465-04 as the total lot count of 13 lots for both phases will be maintained.

14.The Commission finds that based on the Project, that the existing ordinance sized 
oaks trees located within TR45465-05 will no longer necessitate removal nor 
encroachment, and should be protected in perpetuity.

15.The Commission finds it appropriate to adjust grading quantities as necessary with 
the adjustment of lot areas and building pad areas. The total grading for this Project 
is within the scope of the original 1988 approval.
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GENERAL PLAN CONSISTENCY FINDINGS

16.LAND USE POLICY. The Commission finds that while the Project is currently within
boundaries of the SMMNAP and SMMLCP, TR45465 was approved as a vesting map
prior to the current Plan and land use designations, and therefore is subject to land
use requirements at the time of approval in 1988. This Project is not subject to the
SMMNAP and SMMLCP requirements; however the RL10 and RL20 land use
categories are intended for single family residences, equestrian and limited animal
use, and limited agricultural and related activities; categories into which this Project
falls.

ZONING CODE CONSISTENCY FINDINGS 

17.PERMITTED USE IN ZONE.  The Commission finds that the Project is consistent with
the A-1-10, A-1-20, and R-C-10 zoning classification as single-family residential uses
are permitted in such zones.

ENVIRONMENTAL FINDINGS

18.After consideration of the Addendum to the EIR, the Commission finds on the basis of
the whole record before it that there is no substantial evidence that the Project as
conditioned will have significant effect on the environment, and further finds the
Addendum reflects the independent judgment and analysis of the Commission. The
project is not subject to the SMMNAP and SMMLCP.  The project consists of minor
modifications to a previously approved project that includes adjusting lot lines,
adjusting building pad areas, and relocating lots and building pads outside of a
protected oak woodland. The Project relocates four lots out from the coastal zone area
and preserves the existing oak woodland. The existing oak woodland, which is within
the boundaries of TR45465-05 (as amended) has 15 oak trees. The original 1988 Map
approval included the removal of six oak trees and the remaining had encroachments
as allowed per the OTP within the boundaries of this second amendment to TR 45465.
The Project will no longer require the removal nor encroachment of these existing oak
trees.

ADMINISTRATIVE FINDINGS

19.HEARING PROCEEDINGS.  A public meeting was held on July 27, 2021 before the
Hearing Officer.  Staff presented the Project.  The subdivider, Beth Palmer, presented
testimony in favor of the request.  Two members of the public voiced concerns
regarding a civil matter on an adjacent property.  The Hearing Officer reiterated that
only the proposed modifications to the approved map were before the Hearing Officer
for decision.  The Hearing Officer did not have any questions for the subdivider.  There
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being no further testimony, the Hearing Officer closed the public meeting and 
approved the Addendum to the Final EIR and Project with conditions.

A public hearing was held on November 3, 2021 before the Commission. Staff 
presented the Project with additional information related to the concerns of the 
appellants regarding this Project.  There were two appellants for the Project: Kim 
Lamorie of the Las Virgenes Homeowners Federation and Mary Hubbard of the Malibu 
Canyon Community Association; and Valerie Sacks and Keith Gregory representing 
Carey and Jennifer Chrisman. Both appellants presented and spoke in favor of their 
appeal, followed by a presentation by the subdivider in favor of denying the appeal.In 
summary, the first appellant presented their concerns regarding the lack of 
environmental review per the SMMNAP and SMMLCP and non-compliance of said 
plans and the analysis of existing oak trees within the project site. The second 
appellant presented concerns regarding an easement agreement between a third 
party, Spectrum development, and their client, the Chrismans, who are in escrow with 
the current owners of a property located within adjacent Tract No 45465-01 outside 
the scope of this Project. These concerns included the need for off-site improvements 
that are required to build Tracts 45465-04 and 45465-05. Three members of the public 
provided comments and concerns regarding the environmental impacts and concerns 
that the project was not in compliance with the current ordinances, the SMMNAP, and 
the SMMLCP. 

During the November 3, 2021, public hearing, it was clarified during Staff’s 
presentation  and confirmed by County Counsel that the original 1988 Map was vested 
prior to the approval of the SMMNAP and SMMLCP and therefore the Project is not 
subject to these plans. The Commission also asked Staff, Public Works staff, and the 
subdivider to respond to the following:

1. The second appellant’s concern regarding off-site improvements for storm 
basins and drainage.

a. Staff and Public Works confirmed that the Project has an approved 
drainage plan and no off-site improvements or development are related 
to this Project.

b. Any future proposed construction development will need to be fully 
reviewed and processed through Public Works prior to any construction.

2. The existing oak trees within proposed TR45465-05 (as amended) and their 
status under the original OTP.

a. The Commission directed Staff to add a condition to this Project that 
requires Staff and the County Forester and Fire Warden to conduct a 
site visit to map and tag the existing oak trees no longer be eligible for 
removal or encroachment.

b. The Commission directed Staff to update the Project findings and 
conditions such that the existing OTP 87058 may not be relied upon nor 
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used to remove or encroach upon the existing ordinance sized oak trees 
within proposed TR45465-05 in perpetuity.

20.PUBLIC HEARINGS/MEETINGS HELD.  The Commission finds that pursuant to 
Government Code Section 65905.5 the number of publicly held meetings do not 
exceed the five-meeting limit. Three meetings occurred on the following dates: 
 March 25, 2021 for a Subdivision Committee Meeting
 July 27, 2021 Public Meeting before the Hearing Officer
 November 3, 2021 Public Hearing before the Commission

21.LEGAL NOTIFICATION.  The Commission finds that pursuant to Sections 21.16.070 
and 21.16.075 pf the County Code, the community was properly notified of the public 
hearing for the appeal of Second Amendment to Vesting Tentative Tract Map No. 
45465  by mail, and the newspaper (Malibu Times), and property posting. Additionally, 
the Project was noticed and case materials were available on the Department website. 
On October 4, 2021, a total of 24 Notices of Public Hearing was mailed to all property 
owners as identified on the County Assessor’s record within a 1,000- foot radius from 
the Project site, as well as three notices to additional interested parties. 

22.LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Commission’s decision is based 
in this matter is at the Los Angeles County Department of Regional Planning, 13th 
Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012 and 
the Department of Regional Planning website.  The custodian of such documents and 
materials shall be the Section Head of the Subdivisions, Department of Regional 
Planning.  

BASED ON THE FOREGOING, THE COMMISSION CONCLUDES THAT:
A. The Commission finds it appropriate to relocate the lots as proposed in TR45465-05 

to TR45465-04 as depicted on amendment map dated February 17, 2021.

B. The Commission finds it appropriate to adjust lot lines and building pad areas as 
depicted on amendment map dated February 17, 2021.

C. The Commission finds it appropriate to modify grading volumes with the adjustments 
to lot areas and building pad areas as depicted on amendment map dated February 
17,2021. 

D. The Commission finds that oaks trees located in TR45465-05 (as amended) may no 
longer be removed nor encroached upon as otherwise previously authorized under 
the OTP in perpetuity.
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E. The Commission finds that OTP 87058 shall not be relied upon nor used to remove
nor encroach upon the identified oak trees within TR45465-05 in perpetuity.

F. The Commission finds that all conditions of TR45465 shall continue to apply, unless
specifically modified by this approval.

G. The Commission determines that the approval of this second amendment does not
change the expiration date of TR45465.

THEREFORE, THE REGIONAL PLANNING COMMISSION:

H. Denies the appeals and approves the addendum to the Final EIR and certifies that it
has been completed in compliance with CEQA and the State and County CEQA
Guidelines.

I. Denies the appeals and approves SECOND AMENDMENT TO VESTING
TENTATIVE TRACT MAP NO. 45465 (RPPL2021001487), subject to the attached
conditions.

ACTION DATE: November 3, 2021
JH:ML
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  LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

CONDITIONS OF APPROVAL
PROJECT NO. 87058-(3) 

SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465

PROJECT DESCRIPTION

The project is a second amendment to the Vesting Tentative Tract Map No. 45465 (“TR 
45465”), which requests to relocate four lots and associated modification of the building 
size pads, adjustment of lots lines and grading volumes. The proposed changes would 
include Phase 4 (“TR45465-04) to have12 lots, while Phase 5 (“TR45465-05”) maintains 
one lot for the same total count of 13 lots  subject to the following conditions of approval: 

GENERAL CONDITIONS

1. Unless otherwise apparent from the context, the term “subdivider” shall include the 
applicant, owner of the property, and any other person, corporation, or other entity 
making use of this entitlement. 

2. Unless otherwise apparent from the context, the term “date of final approval” shall 
mean the date the Los Angeles County’s (“County) action becomes effective pursuant 
to Section 21.56.010 of the Los Angeles County Code (“County Code”).

3. The subdivider shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 66499.37 or any other applicable limitations period. The County shall 
promptly notify the subdivider of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
subdivider of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the subdivider shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County.

4. In the event that any claim, action, or proceeding as described above is filed against 
the County, the subdivider shall within ten days of the filing make an initial deposit with 
County Department of Regional Planning (“Regional Planning”) in the amount of up to 
$5,000.00, from which actual costs and expenses shall be billed and deducted for the 
purpose of defraying the costs or expenses involved in Regional Planning's 
cooperation in the defense, including but not limited to, depositions, testimony, and 
other assistance provided to subdivider or subdivider's counsel.  

If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the subdivider shall deposit additional funds sufficient to bring 
the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.  
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At the sole discretion of the subdivider, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by the 
subdivider according to County Code Section 2.170.010.

5. If any material provision of this grant is held or declared to be invalid by a court of
competent jurisdiction, the entitlement shall be void and the privileges granted
hereunder shall lapse.

6. Approval of this second amendment to TR45465 does not change the expiration date
of said TR45465.

7. Notice is hereby given that any person violating a provision of this grant is guilty of a
misdemeanor.  Notice is further given that the Regional Planning Commission
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or
modify this grant, if the Commission or Hearing Officer finds that these conditions have
been violated or that this grant has been exercised so as to be detrimental to the
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant
to Chapter 22.238 of the County Code.

8. All development pursuant to this grant shall comply with the requirements of Title 22
of the County Code and the specific zoning of the subject property, unless specifically
modified by this grant, as set forth in these conditions. All development pursuant to
this grant must be kept in full compliance with the County Fire Code to the satisfaction
of the County Fire Department.

9. All development pursuant to this grant shall conform with the requirements of the
County Department of Public Works (“Public Works”) to the satisfaction of said
department.

10.The subdivider shall maintain the subject property in a neat and orderly fashion. The
subdivider shall maintain free of litter all areas of the premises over which the
permittee has control.

11.All structures, walls and fences open to public view shall remain free of graffiti or other
extraneous markings, drawings, or signage that was not approved by Regional
Planning.  These shall include any of the above that do not directly relate to the
business being operated on the premises or that do not provide pertinent information
about said premises.  The only exceptions shall be seasonal decorations or signage
provided under the auspices of a civic or non-profit organization.

In the event of graffiti or other extraneous markings occurring, the permittee shall
remove or cover said markings, drawings, or signage within 48 hours of such
notification, weather permitting.  Paint utilized in covering such markings shall be of a
color that matches, as closely as possible, the color of the adjacent surfaces.
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12.The subject property shall be developed and maintained in substantial compliance 
with the amendment map dated February 17, 2021. 

13.This project shall comply with all regulations and standards of Title 21 of the County 
Code (Subdivision Code), unless expressly modified herein.

14.As agreed to by the subdivider, the existing ordinance-sized oak trees within 
TR45465-05 as amended herein, shall be mapped and tagged upon a site visit by 
Regional Planning staff and County Forester and Fire Warden.

15.As agreed to by the subdivider, Oak Tree Permit No. 87058 shall no longer be relied 
upon nor used to remove nor encroach upon any mapped and numbered oak trees 
identified within TR45465-05 as amended herein.

16.Prior to final map approval, the subdivider shall submit to Regional Planning a 
notarized and recorded covenant stating that the mapped and numbered oak trees 
located within TR45465-05 as amended herein, are no longer subject to Oak Tree 
Permit No. 87058 in perpetuity.

17.Permission is granted to adjust lot lines, lot areas and building pad areas as indicated 
on the amendment map dated February 17, 2021.

18.Permission is granted to modify grading volumes as required with the adjustment of 
lot areas and building pad areas depicted on amendment map dated February 17, 
2021.

19.  The subdivider shall relocate lots in TR45465-04 and TR45465-05 as depicted on 
amendment map dated February 17, 2021.

20.All previous conditions of TR45465 shall continue to apply unless specifically modified 
by this approval. 





LAND DEVELOPMENT DIVISION 
HYDROLOGY UNIT 

Page 1 of 1 

TRACT MAP NO.: 45465-04 AND 05(AMMENDED) TENTATIVE MAP DATED  02/17/2021 

 EXHIBIT MAP DATED      02/17/2021  

1. Comply with Drainage Concept, which was approved on 04/07/2021, or the latest revision, to the satisfaction of the
Department of Public Works.

Reviewed by: Date: 04/07/2021 Phone: (626) 458-7130 
 David Esfandi 
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LOS ANGELES COUNTY PUBLIC WORKS Page 1/1 
LAND DEVELOPMENT DIVISION – GRADING 
TRACT NO. 45465 TENTATIVE MAP DATED 02-17-2021 

1. Approval of amendment of this map pertaining to grading is recommended with no
additional conditions.

Name  Nazem Said     Date 3/2/2021   Phone (626) 458-4921 
P:\ldpub\SUBPCHECK\Grading\Tentative Map Reviews\Templates\Tentative Map Conditions(12-10-13).doc 

~ _ o. ^~



COUNTY OF LOS ANGELES Page 1/1 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION – ROAD  
TRACT MAP NO.  45465-Amend TENTATIVE MAP DATED 02-17-2021 
  
 
 
Approved without new conditions.  Comply with all previously approved conditions as 
followed: 
 

 
 

Prepared by Joseph Nguyen Phone (626) 458-4921  Date 03-04-2021 
tr45465r-Amend  



COUNTY OF LOS ANGELES Page 1/1 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION - SEWER 
TRACT NO.  45465 TENTATIVE MAP DATE SUBMITTED 12-31-2014 

EXHIBIT MAP DATE SUBMITTED 2-17-2021 

The subdivision shall conform to the design standards and policies of Public Works, in 
particular, but not limited to the following items: 

1. Comply with previous conditions.

Prepared by Pedro Romero Phone (626) 458-4957 Date 03-03-2021 
RPPL2021001487 County Sewer Conditions.doc



COUNTY OF LOS ANGELES Page 1/1 
DEPARTMENT OF PUBLIC WORKS 
LAND DEVELOPMENT DIVISION -WATER   
TRACT MAP NO.  45465-Amend TENTATIVE MAP DATED 02-17-2021 
  
 
 
Approved without new conditions.  Comply with all previously approved conditions as 
followed: 
 
Submit a water will-serve letter,  construct applicable water systems and grant 
applicable easements. 

 
Prepared by Joseph Nguyen Phone (626) 458-4921  Date 03-04-2021 
tr45465water-Amend  



































  
  COUNTY OF LOS ANGELES FIRE DEPARTMENT 
  FIRE PREVENTION DIVISION 

 
Land Development Unit 

5823 Rickenbacker Road 
Commerce, CA 90040 

Telephone (323) 890-4243, Fax (323) 890-9783 
 

CASE NUMBER: RPPL2021001487  MAP DATE: February 17, 2021  

PROJECT NUMBER: Amended Map TR45465  PLANNER: Jodie Sackett   

 
  

Reviewed by: Joseph Youman  Date:  March 31, 2021 
Page 1 of 2 

THE FIRE DEPARTMENT RECOMMENDS CLEARANCE TO THE PROPOSED LOT 
CONFIGURATION AS PRESENTED ON THE SUBJECT AMENDMENT MAP WITH 
THE CONDITIONS OF APPROVAL FOR THE REQUIRED IMPROVEMENT PLANS. 
 

CONDITIONS OF APPROVAL – ACCESS 
 

1. Provide a digital copy of the Grading Plan and/or Fire Apparatus Access Road 
Plan for review and approval prior to the Final Map approval.  Include a cross 
section of the Private Driveway and Fire Lanes, labeled as “A” Street and “B” 
Street on the Amended Map, showing compliance with the County of Los 
Angeles Private Driveway Design Manual.  
http://dpw.lacounty.gov/ldd/publications/Private%20Drives%20and%20Traffic%2
0Calming%20Design%20Guidelines%20Manual.pdf 

2. Dead-end Fire Apparatus Access Roads in excess of 150 feet in length shall be 
provided with an approved Fire Department turnaround. (Fire Code 503.2.5) 
Proposed “B” Street, Private Driveway and Fire Lane, shall be designed as a cul-
de-sac, provide a detail showing the dimensions with Grading Plan and/or Fire 
Apparatus Access Road Plan. 
 

3. The proposed Gated Entrance on “A” Street shall be designed to comply with the 
County of Los Angeles Private Driveway Design Manual.  Provide a detail on the 
Grading Plan and/or Fire Apparatus Access Road Plan. 

 
4. Each lot shall provide a minimum unobstructed width of 20 feet, exclusive of 

shoulders and an unobstructed vertical clearance “clear to sky” Fire Department 
vehicular access to within 150 feet of all portions of the exterior walls of the first 
story of the building, as measured by an approved route around the exterior of 
the building.  Fire Code 503.1.1 & 503.2.2 
 

5. Submit a digital copy of the Final Map for review and approval.  All proposed 
private driveway and fire lanes shall be clearly depicted on the Final Map. 
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CONDITIONS OF APPROVAL – WATER STSTEM 

1. Provide a digital copy of a site plan indicating the location of all existing public fire
hydrant within 300 feet from the subject property lines.  This information will be
used to plot the location of the required public fire hydrant for this development.
All required public fire hydrants shall measure 6”x 4"x 2-1/2" brass or bronze,
conforming to current AWWA standard C503 or approved equal, and shall be
installed in accordance with the County of Los Angeles Fire Department C105.1
CFC.

2. The minimum fire flow from the required public fire hydrants for this project is
1250gpm at 20 psi residual pressure for 2 hours.

3. Submit a digital copy of the Water Improvement Plan for review and approval
prior to Final Map approval.

CONDITIONS OF APPROVAL – FUEL MODIFICATION 

1. This property is located within the area described by the Fire Department as the
Very High Fire Hazard Severity Zone. An updated “Preliminary Fuel Modification
Plan” is required due to the proposed lot configuration.  See the Department’s
Fuel Modification Unit link for additional information
https://fire.lacounty.gov/forestry-fuel-modification/

For any questions regarding the report, please contact Joseph Youman at (323) 
890-4243 or Joseph.Youman@fire.lacounty.gov.
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PARK OBLIGATION REPORT
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Park Planning Area # 33B

DRP Map Date: 02/17/2021 SCM Date: 03/25/2021 Report Date: 03/11/2021

CSD: SANTA MONICA MOUNTAINS NORTH 

AREA CSD

Map Type: Amendment Map - Tract

45465

Total Units   =   Proposed Units + Exempt Units 000

Park land obligation in acres or in-lieu fees:

IN-LIEU FEES:

ACRES:  0.00

$0

Sections 21.24.340, 21.24.350, 21.28.120, 21.28.130, and 21.28.140, the County of Los Angeles Code, Title 21, Subdivision Ordinance provide that 

the County will determine whether the development's park obligation is to be met by:

1) the dedication of land for public or private park purpose or,

2) the payment of in-lieu fees or,

3) the provision of amenities or any combination of the above.

The specific determination of how the park obligation will be satisfied will be based on the conditions of approval by the advisory agency as 

recommended by the Department of Parks and Recreation.

The Representative Land Value (RLVs) in Los Angeles County Code (LACC) Section 21.28.140 are used to calculate park fees and are adjusted 

annually, based on changes in the Consumer Price Index. The new RLVs become effective July 1st of each year and may apply to this subdivision 

map if first advertised for hearing before either a hearing officer or the Regional Planning Commission on or after July 1st pursuant to LACC Section 

21.28.140, subsection 3. Accordingly, the park fee in this report is subject to change depending upon when the subdivision is first advertised for 

public hearing.

This project is exempt from the park obligation requirements because:

Trails:

Comments:

Exempt from Quimby fees because subdivision has a potential density of one unit per acre or less.

Subdision was approved sometime in 1988 and subsequent revised maps submitted to Regional

Planning in 1997 were not approved as verified by Ellen Fitzgerald, Head Subdivision Section, Regional 

Planning on Jan. 13, 2005.

For further information or to schedule an appointment to make an in-lieu fee payment:

Please contact Clement Lau at (626) 588-5301 or Loretta Quach at (626) 588-5305 

Department of Parks and Recreation, 1000 S. Fremont Avenue, Unit #40. Building A-9 West, 3rd Floor. Alhambra, 

California 91803.

Clement Lau, Departmental Facilites Planner II

By:

SD-3

March 11, 2021

Residential lot(s) are 10 or more acres in size
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The formula for calculating the acreage obligation and or in-lieu fee is as follows:

(P)eople  x  (0.0030) Ratio  x  (U)nits  =  (X) acres obligation

(X) acres obligation  x  RLV/Acre  =  In-Lieu Base Fee

Where: P  = Estimate of number of People per dwelling unit according to the type of dwelling unit as 

determined by the U.S. Census

Ratio  = The subdivision ordinance provides a ratio of 3.0 acres of park land for each 1,000 people 

generated by the development.  This ratio is calculated as "0.0030" in the formula.

U  = Total approved number of Dwelling Units.

X  = Local park space obligation expressed in terms of acres.

RLV/Acre  = Representative Land Value per Acre by Park Planning Area.

Detached S.F. Units

M.F. < 5 Units

M.F. >= 5 Units

Mobile Units

Ratio

3.0 Acres/ 1000 People

Number of 

Units

0.00

Park Planning Area  = 33B

Acre Obligation

@ (0.0030)

Ratio RLV / Acre

Provided SpaceLot # Provided Acres Credit (%)

100.00%

Total Provided Acre Credit:  

In-Lieu Fee DueAcre Obligation Net Obligation RLV / Acre

2.97

3.76

2.50

2.75

0

0

0

0

0

0.00

0.00

0.00

0.00

0.0030

0.0030

0.0030

0.0030

0.00

0.00 $405,622 $0

0 0.00 0.00

0.00

0.00 0.00 0.00 $405,622 $0

Total Units   =   Proposed Units + Exempt Units 000

0

Type of dwelling unit People * Acre Obligation

In-Lieu Base Fee

TOTAL

Exempt Units

Acre Credit

SD-3

March 11, 2021



Prepared by: Shayne LaMont, EHS IV 
Registered Environmental Health Specialist 

Supervisorial District 3 

                                                                                                                                                                                                 
 

COUNTY OF LOS ANGELES DEPARTMENT OF PUBLIC HEALTH 
DIVISION OF ENVIRONMENTAL HEALTH 

5050 COMMERCE DRIVE BALDWIN PARK, CA 91706 (626) 430-5380 
 
 
March 31, 2021 
 
 
CASE: RPPL2021001487 
PROJECT: Tract Map for Phases 3-7 
PLANNER: Sackett, Jodie 
LOCATION: APNs 4455-028-093, 4455-028-119, and 4455-028-123 
 
The Department of Public Health-Environmental Health Division has reviewed this project 
to approve a tract map for phases 3-7 for 6 lots with the installation of sewer and water 
supplies on the above parcel numbers. The Department of Public Health reviewed and 
has no comments concerning the revision of TM 45465-04. 
 
Public Health requires that the conditions 1 and 2 below are required prior to Final 
Map approval, while condition 3 is a reminder of the Los Angeles County Noise 
Ordinance and condition 4 is a recommendation to employ dust control measures. 
 
 
1. The permittee shall provide a current (within last 12 months) and signed in-force “Will 

Serve” letter from the water company for the proposed project. Conditional “Will Serve” 
letters may not be accepted until either the conditions are met or agreed to in writing 
by the applicant, as determined by the Department. 

 
2. Provide a current (within last 12 months) and signed in-force sewer “Will Serve” letter 

from the sanitation district. Conditional “Will Serve” letters may not be accepted until 
either the conditions are met or agreed to in writing by the applicant, as determined 
by the Department. 

 
3. The applicant shall abide by the requirements contained in Title 12, Section 12.08, 

Noise Control Ordinance for the County of Los Angeles (a copy is available at 
municode.com). 

 
4. Recommend that during grading or excavation activities, the applicant should apply 

dust control measures to minimize fugitive dust. Refer to handouts on Valley Fever at 
http://publichealth.lacounty.gov/acd/Diseases/Cocci.htm and comply with applicable 
South Coast Air Quality Management District regulations. 

 
Please contact Shayne LaMont, Land Use Program for any questions regarding this 
report: slamont@ph.lacounty.gov. 



REPORT TO THE REGIONAL PLANNING COMMISSION

DATE ISSUED: October 20, 2021

HEARING DATE: November 3, 2021 AGENDA ITEM: 6

PROJECT NUMBER: 87-058

PERMIT NUMBER(S): Tract Map No. 45465 (RPPL2021001487)

SUPERVISORIAL DISTRICT: 3

PROJECT LOCATION: 26885 Mullholland Highway, Santa Monica Mtns.

OWNER: Malibu Valley Partners, LLC

APPLICANT: Beth Palmer

CASE PLANNER: Michelle Lynch, Senior Regional Planner
mlynch@planning.lacounty.gov

RECOMMENDATION
The following recommendation is made prior to the public hearing and is subject to 
change based upon testimony and/or documentary evidence presented at the public 
hearing:

This is an appeal of the Hearing Officer’s approval of July 27, 2021. The Department of 
Regional Planning Staff (“Staff’) recommends that the Regional Planning Commission 
(“Commission”) deny the appeal and APPROVE this Second Amendment to Vesting 
Tentative Tract Map No. 45465 (RPPL2021001487) based on the revised Findings 
(Exhibit D) attached to this report and subject to the Draft Conditions of Approval (Exhibit 
E).

I MOVE, THE REGIONAL PLANNING COMMISSION CLOSE THE PUBLIC 
HEARING, HAVING CONSIDERED THE CERTIFIED FINAL ENVIRIONMENTAL 
IMPACT REPORT ALONG WITH THE ADDENDUM THERETO AND DENY THE 
APPEAL AND APPROVE SECOND AMENDMENT TENTATIVE TRACT MAP 
NUMBER 45465, SUBJECT TO THE ATTACHED FINDINGS AND CONDITIONS.

ATTACHMENT NO. 4 - APPEAL PACKAGE
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PROJECT DESCRIPTION

Second Amendment to Vesting Tentative Tract Map No. 45465 (“Project”) is a request to 
relocate four lots from Phase 5 (TR45465-05) to Phase 4 (TR45465-04) and the 
associated modification of building pad sizes and locations, grading, adjusting of lot lines 
as per Condition 2 of the original Tract Map approval, adjusting lot areas, and change the 
number of lots for Phases TR45465-04 and TR45465-05. The overall boundary of the 
Project will not change, nor will the total number of lots within phases TR45465-04 and 
TR45465-05. The total number of lots will remain at 13 lots. TR45465-04 was originally 
approved with 8 lots while TR45465-05 had 5 lots. The proposed changes include 12 lots 
in TR45465-04 and 1 lot is 45465-01.  The original approved vesting tentative tract map 
has a total of seven phases. This amendment will only affect phases TR45465-04 and 
TR45465-05. 

REASONS FOR APPEAL

A public meeting was held on July 27, 2021 before the Hearing Officer for the Project. 
The Hearing Officer approved the Project based on the submitted Findings and 
Conditions. During the appeal period, two requests for appeal were submitted. In the 
submitted Appeal Form (Exhibit B), the first was submitted on August 4, 2021 by the Las 
Virgenes Homeowner’s Federation, and the second submitted Appeal Form (Exhibit C) 
was submitted by Carey and Jennifer Chrisman on August 8, 2021. In summary, the first 
appeal indicates that there was an inadequate analysis of the findings and environmental 
review. The second appeal indicates there was improper notification of the documents 
and hearing. In addition, the second appeal also cited a civil matter on an adjacent 
recorded Tract No. 1 that the appellants think would be affected by this second 
amendment. Please see the attached documents for further information. 

PROCEEDINGS BEFORE THE HEARING OFFICER 

A public meeting was held on July 27, 2021 before the Hearing Officer. Staff presented 
the project. The applicant, Beth Palmer, presented testimony in favor of the request. Two 
members of the public voiced concerns regarding a civil matter on an adjacent property. 
The Hearing Officer reiterated that only the proposed modifications to the approved map 
were before the Hearing Officer for decision. The Hearing Officer did not have any 
questions for the applicant. There being no further testimony, the Hearing Officer closed 
the public hearing and approved the Addendum to the Final Environmental Impact Report 
(EIR) along with the Project, subject to the attached conditions.



PROJECT NO. 87-058 November 3, 2021
VESTING TENTATIVE TRACT MAP NO. PAGE 3 OF 4
TR45465 (RPPL2021001487)

FACTS AND PROVISIONS/LEGAL REQUIREMENTS

Per the Subdivision and Zoning Ordinance Interpretation No. 2016-2 Amendment Map 
and Revised Map Criteria, the County Department of Regional Planning (“Department”) 
utilizes the Amendment Map procedure to consider minor modifications to approved and 
valid Tentative Maps, and to encourage the minor modification of approved maps when 
the subdivider wishes to reduce the grading and/or reduce the area to be disturbed. 
Department staff's review of an Amendment Map is generally limited to the proposed 
minor modifications. The Amendment Map must also be reviewed by the County 
Subdivision Committee, which is comprised of the County Departments of Regional Planning, Public 
Works, Fire, Parks and Recreation, and Public Health, and will review the proposed minor 
modifications, along with any applicable State regulations or requirements. 
The Amendment Map procedure requires posting notice of the Amendment Map request 
on the project site and on the Department’s website for 10 days prior to consideration by 
the Hearing Officer. The Hearing Officer will consider the proposed minor modifications 
and may approve, approve with modifications, or deny the Amendment Map, and the 
Hearing Officer’s decision is appealable pursuant to Los Angeles County Code (“County 
Code”) Chapter 21.56. Public comments on the proposed modifications are considered 
by the Hearing Officer. The time limits for the approved and valid Tentative Map are not 
affected (i.e., extended) by the filing of an Amendment Map application, or its approval or 
denial. 

ENVIRONMENTAL DOCUMENTATION

Prior to the Hearing Officer’s consideration of the second amendment, an addendum to 
the certified Environmental Impact Report (“EIR”) for TR45465 was prepared in 
compliance with the California Environmental Quality Act (“CEQA”) and the County 
environmental guidelines to account for the proposed changes of TR45465-04 and 
TR45465-05.  The Addendum concluded that the proposed changes would not result in 
any increased or additional environmental impacts beyond those which were analyzed in 
the EIR. The Project maintains the same number of lots; does not extend beyond the 
approved development scope and further reduces the number of developments in the 
coastal zone area as well as reduces grading volume and relocates development outside 
of an existing oak woodland. The existing oak woodland which is within the boundaries 
of TR45465-05 have fourteen (14) oak trees. The original approval included the removal 
of six (6) oak trees and the remaining had encroachments as allowed per the Oak Tree 
Permit. The Project will no longer require the removal nor encroachment of these existing 
oak trees. Staff has confirmed that the subdivider has been in compliance with the 
Mitigation Monitoring and Reporting Program (“MMRP”) and the Project will not have a 
significant effect on the environment (Exhibit F). 

If you need further information, please contact Michelle Lynch at 
mlynch@planning.lacounty.gov or 213-974-6411. Department office hours are Monday 
through Thursday from 7:00 am to 6:00pm. The Department is closed on Fridays.
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Report 
Reviewed By:

Joshua Huntington, Supervising Regional Planner

Report 
Approved By:

Susan Tae, Assistant Administrator

LIST OF ATTACHED EXHIBITS
EXHIBIT A Project Summary
EXHIBIT B First Appeal 
EXHIBIT C Second Appeal
EXHIBIT D Draft Findings
EXHIBIT E Draft Conditions of Approval 
EXHIBIT F Approval Package to Hearing Officer
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PROJECT NUMBER HEARING DATE
87-058 November 3, 2021

REQUESTED ENTITLEMENT(S) 

Department of Regional Planning
320 West Temple Street
Los Angeles, California 90012

PROJECT SUMMARY 2nd Amendment to Tract Map No. 45465 
(RPPL2021001487)
Conditional Use Permit No. 87058

OWNER / APPLICANT MAP/EXHIBIT DATE
Malibu Valley Partners, LLC/Beth Palmer 02/17/2021

PROJECT OVERVIEW
Amendment to Subdivision (Phases 4 and 5 of TR45465). Relocate four lots from Phase 5 to Phase 4 with associated 
modification of building pad sizes, location, grading and other improvements from the original approved that included 
development for 81 single-family lots, an oak tree permit and 1st amendment for the conversion of private and future streets 
to private driveways. 

LOCATION ACCESS
26885 Mulholland Highway Mulholland Hwy., Stokes Canyon Road

ASSESSORS PARCEL NUMBER(S) SITE AREA
4455-028-093, 4455-028-119 and 4455-028-12 TBD

GENERAL PLAN / LOCAL PLAN ZONED DISTRICT
Santa Monica Mountains Area Plan/Santa Monica 
Mountains Coastal Zone

Santa Monica Mountains

LAND USE DESIGNATION ZONE
RL10 (Rural Land 10) (previously HM, ML2, RL1, RL2, RL3 
under the M-SMM Area Plan)

R-C-10(Previously A-1-1)

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT
13 13 Santa Monica Mountains North Area

ENVIRONMENTAL DETERMINATION (CEQA)
A CEQA supplemental analysis (addendum to EIR) had been prepared and accepted as sufficient documentation that the 
project is consistent with the original EIR. 

KEY ISSUES
 Consistency with the Santa Monica Mountains Area Plan
 Satisfaction of the following portions of Title 22 of the Los Angeles County Code:

o Section 22.158.050 (Conditional Use Permit Findings and Decision Requirements)
o Chapter 22.336 (Santa Monica Mountains North Area CSD requirements)

CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS:

Michelle Lynch (213) 974 - 6433 mlynch@planning.lacounty.gov



















Appellants object to the fact that the Staff Report and other publicly available documents associated 

with the Second Amendment failed to provide adequate notice as to the impact of the modifications on 

grading, drainage, and other infrastructure improvements that will be necessary for the recordation of 

the Map.  While Staff claimed that there would be no impact on any off-site properties, the hasty mid-

escrow recordation of the “Deed Restriction, Grant of Construction and Easement Rights and Notice of 

Intent to Convey” (“Easement agreement”) on May 26, 2021, on an immediately adjacent property 

within a previously recorded portion of the Tract, suggests otherwise. 

This Easement Agreement, attached to this Appeal as an exhibit, pertains to the adjacent property, 

known as 26763 Mulholland Highway, APNs 4455-028-090 and 4455-028-099 (“Servient Property”).  The 

improvements to the Servient Property took place pursuant to Phase 1 of VTTM 45465.  Normally, 

improvements that would be needed on a tract would take place prior to the recordation of the final 

map. 

Despite this, the Easement agreement contains 16 separate references to Tract 45465-04.  Specifically, 

the Easement agreement states the necessity of a variety of drainage, grading, and other infrastructure-

type improvements to be installed on the Servient Property for the specific purpose of recording Tract 

45465-04.  The Applicant, its representatives, the Attorney for the Seller of the Servient Property, and 

Department of Regional Planning Staff all claim that no off-site improvements will be required in order 

to record Tract 45465-04, but the sudden recent recording of the Easement agreement belies these 

assertions. 

We believe that there will be substantial off-site impacts required as a result of the changes approved 

pursuant to the 2nd amendment to VTTM 45465.  These changes are not directly addressed in the Staff 

Report but have been conveniently delegated to technical departments such as the Department of 

Public Works (“DPW”).  There was reference to these items within the Staff Report, but the discussion 

was general and delegated the specific approval and implementation to DPW Staff.  This is inadequate 

notice and review, both with respect to the 2nd Amendment to Tract 45465 and the Addendum to the 

EIR. 

Moreover, the sudden recordation of the Easement agreement while Appellants were in the middle of 

escrow has generated a dispute between ourselves, the Sellers of the Servient Property, and the 

Applicant/Developer.  Mediation is scheduled for August 9th, but we are filing this appeal to preserve our 

rights pending the outcome of that dispute.  During the hearing on July 27th, we requested a 

continuance, or a delay of any decision, pending resolution of our dispute with the Seller, but the 

Hearing Officer nonetheless proceeded with the hearing and rendered a decision approving the 

requested 2nd Amendment. 

We believe there remain too many open issues, inadequately described off-site impacts, and unresolved 

disputes for the 2nd Amendment to the Tract and the Addendum to the EIR to be approved at this time, 

and on that basis submit this appeal. 
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LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

DRAFT FINDINGS OF THE REGIONAL PLANNING COMMISSION
AND ORDER

PROJECT NO. 87058
SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465 

(RPPL2021001487)

RECITALS

1. HEARING DATES. The Los Angeles County (“County”) Hearing Officer, Alex Garcia 
conducted a duly-noticed public meeting in the matter of a second amendment to 
Vesting Tentative Tract Map No. 45465 (“TR45465”) on July 27, 2021. The Los 
Angeles County (“County”) Regional Planning Commission (“Commission”) 
conducted a duly-noticed public meeting of the appeal of the Hearing Officer decision, 
in the matter of a second amendment to Vesting Tentative Tract Map No. 45465 
(“TR45465”) on November 3, 2021.

2. ENTITLEMENT(S) REQUESTED. The Subdivider, Malibu Valley Partners, LLC. 
“Subdivider”), requests a second amendment to TR45465 to relocate four (4) lots from 
Phase 5 to Phase 4 and associated modification of the building size pads, adjustment 
of lots lines and grading volumes (“Project”). The current lot count in Phase 4 also 
known as TR45465-04 has eight (8) lots, Phase 5 also known as TR45465-05 has five 
(5) lots for a total of thirteen (13) lots. The proposed change would include TR45465-
04 to have twelve (12) lots, while TR45465-05 maintains one (1) lot for the same total 
count of thirteen (13) lots. The total acreage in this amendment request is 15.9 acres, 
or less than 3.6% of the total map acreage of 443.35 acres.  By moving four (4) lots 
out of TR45465-05 into TR45465-04, the four (4) lots will be moved out of the Coastal 
Zone, an existing Oak Woodland will not be disturbed and there will be a reduction in 
building pad sizes and grading. This request does not include any proposed 
development or removal of any oaks trees as permitted through the approved Oak 
Tree Permit. 

TR45465 was approved by the Regional Planning Commission (“RPC”) on October 5, 
1988 for 81 single-family lots, with a Conditional Use Permit (“CUP”) for grading and 
non-urban hillside management, and an Oak Tree Permit (“OTP”) for the removal of 
78 oak trees. An Environmental Impact Report (“EIR”) was also prepared and certified. 
TR45465 included 81 lots on 443.35 acres of land.  To date, four phases of the Map 
have been recorded, with three phases left to record. TR45465-01 recorded on March 
16, 2005, TR45465-02 recorded on June 2, 2010, TR45465-03 recorded on October 
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5, 2016 and TR45465-06 was recorded on September 30, 2020.  A revised map was 
proposed in 2015 but was not approved.

On December 31, 2014, Department of Regional Planning (“Department”) approved 
Revised Exhibit “A” No. 201400459 (“REA”), which approved the conceptual design 
for future phases 03-07 including the configuration of the eight (8) lots within TR45465-
04 and five (5) lots within TR45465-05. 

3. PREVIOUS ENTITLEMENT(S).  CUP 87058 authorized the grading and non-urban 
hillside management, while OTP 87058 authorized the removal of 78 oak trees. These 
entitlements will not be affected by the Project entitlement requested. 

4. LOCATION.  The Project is located in the unincorporated Santa Monica Mountains 
North Area and Santa Monica Local Coastal Program within the Malibu Zoned District.

5. LAND USE DESIGNATION.  The Project Site is located within the R-L-10, Rural 
Lands (1du/10ac) and RL-20 Rural Lands (1 du/20ac) of the Santa Monica Mountains 
North Area Plan and the Santa Monica Mountains Local Coastal Program.

6. ZONING.  The Project Site is located in the Malibu Zoned District and is currently 
zoned R-C-10 (Rural-Coastal-10 acres minimum lot area required A-1-1, (Light 
Agricultural-1 acre minimum lot area required) and A-1-20 (Light Agricultural-20 acre 
minimum lot area required).  

7. PROJECT AND SITE PLAN DESCRIPTION.

A. Existing Site Conditions
The Project site is 15.9 acres in size and consists of three legal lots. The Project 
Site is irregular in shape with gentle sloping and steep topography.

B. Site Access
Primary access to the Project Site will be via access on Mulholland Highway. 
Secondary access to the Project Site will be via access on Stokes Canyon Road.

C. Amendment to TR45465
A request to amend the approved TR45465 to relocate four (4) lots from TR45465-
05 to TR45465-04 and associated modification of building pad sizes and locations, 
grading, and other improvements. The total lot area for the Project is 15.9 acres. 
The lot sizes will maintain the required one (1) acre minimum lot area and will vary 
from1.2 acres to 7 acres. The proposed building pad sizes will vary 0.5 acres to 
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0.9 acres. The current lot count in TR45465-04 has eight (8) lots, TR45465-05 has 
five (5) lots for a total of thirteen (13) lots. The proposed change would include 
TR45465-04 to have twelve (12) lots, while TR45465-05 maintains one (1) lot for 
the same total count of thirteen (13) lots. The total acreage in this amendment 
request is 15.9 acres, or less than 3.6% of the 443.35 total acreage.  By moving 
four (4) lots out of TR45465-05 into TR45465-04, the four (4) lots will be moved 
out of the Coastal Zone, each lot size will maintain the required minimum one acre 
lot area, an Oak Woodland will not be disturbed, there are no proposed removal of 
any oak trees, and there will be a reduction in building pad sizes and lot areas 
while not exceeding the total allowed grading for 443.35 acres. This amendment 
does not include any proposed development.

D. Zoning Enforcement
Zoning enforcement code case 10-0016803 was closed on January 20, 2021 for 
the violation of over 40 horses on the property. The Department has confirmed that 
there are no zoning violations on the Project site.

8. PUBLIC COMMENTS.  The Department received the following public inquiries and 
comments:

a. One public email inquiry regarding the status of tentative tracts 45465-04 and 
45465-05 for associated planning approvals.

b. Staff spoke with five Santa Monica Residents who had concerns regarding the 
wildfire, environmental analysis, and the scope of the amendment.

c. Two email messages opposed to the above referenced items were received 
subsequent to the hearing package submittal to the Hearing Officer.

d. One phone inquiry regarding the hearing notice for the appeal to the 
Commission for general information only.

e. One email from the Las Vigernes Municipal Water District with no opposition.

9. COUNTY DEPARTMENT RECOMMENDATIONS.

A. Los Angeles County Department of Public Works:  Recommended clearance to 
public hearing with conditions in a letter dated April 4, 2021.

B. Los Angeles County Fire Department:  Recommended clearance to public hearing 
with conditions in a letter dated March 31, 2021. 

C. Los Angeles County Department of Public Health:  Recommended clearance to 
public hearing with conditions in a letter dated March 31, 2021.
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D. Los Angeles County Department of Parks & Recreation:  Recommended clearance 
to public hearing with conditions in a letter dated March 11, 2021.

10.CEQA DETERMINATION

Addendum to the EIR.

Prior to the Hearing Officer’s discussion on the amendment project, an addendum to 
the certified EIR for TR45465 was prepared in compliance with the California 
Environmental Quality Act (“CEQA”) and the County environmental guidelines to 
account for the proposed changes of TR45465-04 and TR45465-05.  The Addendum 
concluded that the proposed changes would not result in any increased or additional 
environmental impacts beyond those which were analyzed in the EIR. The Project 
maintains the same number of lots; does not extend beyond the approved 
development scope and further reduces the number of developments in the coastal 
zone area as well as reduces grading volume and relocates development outside of 
an existing oak woodland. The existing oak woodland which is within the boundaries 
of TR45465-05 have fourteen (14) oak trees. The original approval included the 
removal of six (6) oak trees and the remaining had encroachments as allowed per the 
Oak Tree Permit. The Project will no longer require the removal nor encroachment of 
these existing oak trees. Staff has confirmed that the subdivider has been in 
compliance with the Mitigation Monitoring and Reporting Program (“MMRP”) and the 
Project will not have a significant effect on the environment. 

AMENDMENT TO VESTING TENTATIVE TRACT MAP FINDINGS

11.The Commission finds it appropriate to adjust lot lines and lot sizes. The Project 
proposes lot sizes ranging in size from 1.2 acres to 7 acres which are consistent with 
the one (1) acre minimum lot area requirement. 

12.The Commission finds it appropriate to allow the overall reduction of the building pads. 
The Project proposes building pad sizes ranging from 0.5 acres to 0.9 acres which is 
modified from the 2014 REA building pads size ranging from 0.4 acres to 1 acre.

13.The Commission finds it appropriate to relocate four (4) lots from TR45465-05 to 
TR45465-04 as the total lot count of 13 lots for both phases will be maintained.

14.Permission is granted to adjust grading quantities as necessary with the adjustment 
of lot areas and building pad areas. The total grading for this Project is within the scope 
of the original approval.
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GENERAL PLAN CONSISTENCY FINDINGS

15.LAND USE POLICY. The Commission finds that the Project is consistent with the 
goals and policies of the Santa Monica Mountains North Area Plan and Santa Monica 
Mountains Local Coastal Program Plan because the RL10 (Rural Land-10) and RL20 
(Rural Land-20) and is intended for single family residences; equestrian and limited 
animal use; and limited agricultural and related activities, categories into which this 
Project falls.  

ZONING CODE CONSISTENCY FINDINGS 

16.PERMITTED USE IN ZONE.  The Commission finds that the Project is consistent with 
the A-1-10 (Light Agricultural), A-1-20 (Light Agricultural, and R-C-10 (Rural-Coastal-
10) A zoning classification as single family residential is permitted in such zone.

ENVIRONMENTAL FINDINGS

17.After consideration of the Addendum to the EIR, the Commission finds on the basis of 
the whole record before it that there is no substantial evidence that the Project as 
conditioned will have significant effect on the environment, and further finds the 
Addendum reflects the independent judgment and analysis of the Hearing Officer. The 
project is consistent with the Santa Monica Mountains North Area and Santa Monica 
Mountains Local Coastal Program.   The project consists of minor modifications to a 
previously approved project that includes, adjusting lot lines, building pad areas and 
relocating lots outside of a protected oak woodland. The Project relocates four (4) lots 
out from the coastal zone area, preserves the existing oak woodland and does not 
propose development. The existing oak woodland which is within the boundaries of 
TR45465-05 have fourteen (14) oak trees. The original approval included the removal 
of six (6) oak trees and the remaining had encroachments as allowed per the Oak 
Tree Permit. The Project will no longer require the removal nor encroachment of these 
existing oak trees.

ADMINISTRATIVE FINDINGS

18.HEARING PROCEEDINGS.
            
A public meeting was held on July 27, 2021 before the Hearing Officer. Staff presented 
the Project. The applicant, Beth Palmer, presented testimony in favor of the request. 
Two members of the public voiced concerns regarding a civil matter on an adjacent 
property. The Hearing Officer reiterated that only the proposed modifications to the 
approved map were before the Hearing Officer for decision. The Hearing Officer did 
not have any questions for the applicant. There being no further testimony, the 
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Hearing Officer closed the public hearing and approved the Addendum to the Final 
Environmental Impact Report (EIR) along with the Project, subject to the attached 
conditions.

19.PUBLIC HEARINGS/MEETINGS HELD

The Regional Planning Commission finds that pursuant to Government Code Section 
65905.5 the number of publicly held meetings do not exceed the five-meeting limit. 
Three meetings occurred on the following dates: 
 August 25, 2020 for a Time Extension Approval Letter
 March 25, 2021 for a Subdivision Committee Meeting
 July 27, 2021 Public Meeting before the Hearing Officer

20.LEGAL NOTIFICATION.  The Commission finds that pursuant to Subdivisions and 
Zoning Ordinance Interpretation No. 2016-3 Amendment Map and Revised Map 
Criteria, dated January 28, 2016, the community was properly notified of the public 
discussion by property posting. Additionally, the project was noticed and case 
materials were available on Regional Planning’s website. 

21.LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Commission’s decision is based 
in this matter is at the Los Angeles County Department of Regional Planning, 13th 
Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012 and 
the Department of Regional Planning website.  The custodian of such documents and 
materials shall be the Section Head of the Subdivisions, Department of Regional 
Planning.  

BASED ON THE FOREGOING, THE COMMISSION CONCLUDES THAT:

A. The Commission finds it appropriate to relocate the lots as proposed in TR45465-05 
to TR45465-04 as depicted on amendment map dated February 17, 2021.

B. The Commission finds it appropriate to adjust lot lines and building pad areas as 
depicted on amendment map dated February 17, 2021.

C. The Commission finds it appropriate to modify grading volumes with the adjustments 
to lot areas and building pad areas as depicted on amendment map dated February 
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17,2021. 

D. The Commission finds that all conditions of TR45465 shall continue to apply, unless 
specifically modified by this approval. 

E. The Commission determines that the approval of this second amendment does not 
change the expiration date of TR45465.

THEREFORE, THE COMMISSION:

F. Denies the appeal and approves the addendum to the final EIR and certifies that it 
has been completed in compliance with CEQA and the State and County CEQA 
Guidelines. 

G. Denies the appeal and Approves SECOND AMENDMENT TO VESTING TENTATIVE 
TRACT MAP NO. 45465 (RPPL2021001487), subject to the attached conditions.

ACTION DATE: November 3, 2021

JH:ML
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  LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

DRAFT CONDITIONS OF APPROVAL
PROJECT NO. 87058 

SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465

PROJECT DESCRIPTION

The project is a second amendment to the Vesting Tentative Tract Map No. 45465 (“TR 
45465”) requests to relocate four (4) lots and associated modification of the building size 
pads, adjustment of lots lines and grading volumes. The proposed changes would include 
Phase 4 (“TR45465-04) to have twelve (12) lots, while Phase 5 (“TR45465-05”) maintains 
one (1) lot for the same total count of thirteen (13) lots  subject to the following conditions 
of approval: 

GENERAL CONDITIONS

1. Unless otherwise apparent from the context, the term “subdivider” shall include the 
applicant, owner of the property, and any other person, corporation, or other entity 
making use of this entitlement. 

2. Unless otherwise apparent from the context, the term “date of final approval” shall 
mean the date the Los Angeles County’s (“County) action becomes effective pursuant 
to Section 22.240.060.F of the Los Angeles County Code (“County Code”).

3. The subdivider shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 66474.9 or any other applicable limitations period. The County shall 
promptly notify the permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County.

4. In the event that any claim, action, or proceeding as described above is filed against 
the County, the subdivider shall within ten days of the filing make an initial deposit with 
County Department of Regional Planning (“Regional Planning”) in the amount of up to 
$5,000.00, from which actual costs and expenses shall be billed and deducted for the 
purpose of defraying the costs or expenses involved in Regional Planning's 
cooperation in the defense, including but not limited to, depositions, testimony, and 
other assistance provided to permittee or permittee's counsel.  

If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the subdivider shall deposit additional funds sufficient to bring 
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the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.  

At the sole discretion of the subdivider, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by the 
subdivider according to County Code Section 2.170.010.

5. If any material provision of this grant is held or declared to be invalid by a court of 
competent jurisdiction, the entitlement shall be void and the privileges granted 
hereunder shall lapse.

6. Approval of this second amendment to TR45465 does not change the expiration date 
of said TR45465.

7. Notice is hereby given that any person violating a provision of this grant is guilty of a 
misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or 
modify this grant, if the Commission or Hearing Officer finds that these conditions have 
been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant 
to Chapter 22.238 of the County Code.

8. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and the specific zoning of the subject property, unless specifically 
modified by this grant, as set forth in these conditions. All development pursuant to 
this grant must be kept in full compliance with the County Fire Code to the satisfaction 
of the County Fire Department.

9. All development pursuant to this grant shall conform with the requirements of the 
County Department of Public Works to the satisfaction of said department.

10.The subdivider shall maintain the subject property in a neat and orderly fashion. The 
subdivider shall maintain free of litter all areas of the premises over which the 
permittee has control.

11.All structures, walls and fences open to public view shall remain free of graffiti or other 
extraneous markings, drawings, or signage that was not approved by Regional 
Planning.  These shall include any of the above that do not directly relate to the 
business being operated on the premises or that do not provide pertinent information 
about said premises.  The only exceptions shall be seasonal decorations or signage 
provided under the auspices of a civic or non-profit organization.  

In the event of graffiti or other extraneous markings occurring, the permittee shall 
remove or cover said markings, drawings, or signage within 48 hours of such 
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notification, weather permitting.  Paint utilized in covering such markings shall be of a 
color that matches, as closely as possible, the color of the adjacent surfaces.  

12.The subject property shall be developed and maintained in substantial compliance 
with the amendment map dated February 17, 2021. 

13.This project shall comply with all regulations and standards of Title 21 of the County 
Code (Subdivision Code), unless expressly modified herein.

14.All previous conditions of TR45465 shall continue to apply unless specifically 
modified by this approval. 

15.Permission is granted to adjust lot lines, lot areas and building pad areas as 
indicated on the amendment map dated February 17, 2021.

16.Permission is granted to modify grading volumes as required with the adjustment of 
lot areas and building pad areas   depicted on amendment maps dated February 17, 
2021.

17.Permission is granted to relocate lots as proposed in TR45465-05 to TR45465-04 as 
depicted on amendment map dated February 17, 2021.



July 28, 2021

Malibu Valley Partners, LLC
C/O Beth Palmer
26885 Mulholland Highway
Calabasas, CA 91302

Dear Ms. Palmer:

PROJECT NO. 87058- (3)
VESTING TENTATIVE TRACT MAP TYPE NO. TR45465 (RPPL2021001487)

PROJECT SITE ADDRESS 4455-028-093, 4455-028-119, 4455-028-123 (APN)

Hearing Officer Alejandro Garcia, by his action of July 27, 2021, has approved the 
above-referenced project.  Enclosed are the Hearing Officer’s Findings and Conditions of 
Approval.  Please carefully review each condition.  This approval is not effective until the 
appeal period has ended and the required documents and applicable fees are submitted 
to the Regional Planning Department (see enclosed Affidavit of Acceptance Instructions). 

The applicant or any other interested persons may appeal the 
Hearing Officer’s decision.  The appeal period for this project will 
end at 5:00 p.m. on August 9, 2021.  

Appeals: To file an appeal, please contact:
Appeals must be submitted through the County’s online electronic 
permit management system (EPIC-LA).  For instructions on how 
to appeal online, please email appeal@planning.lacounty.gov 
before the end of the appeal period.

Upon completion of the appeal period, the notarized Affidavit of Acceptance and any 
applicable fees must be submitted to the planner assigned to your case.  Please make 
an appointment to ensure that processing will be completed in a timely manner.  Failure 
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to submit these documents and applicable fees within 60 days will result in a referral to 
Zoning Enforcement for further action.

In addition, any applicable California Environmental Quality Act fees for the Department 
of Fish and Wildlife shall be paid, and a Notice of Determination, if applicable must be 
filed with the County Clerk according to the instructions with the enclosed Affidavit of 
Acceptance.  A Notice of Exemption, if applicable, may also be filed according to the 
instructions in the enclosed Affidavit of Acceptance.

For questions or for additional information, please contact Michelle Lynch of the 
Subdivisions Section at (213) 974-6433, or mlynch@planning.lacounty.gov.  

Sincerely,

AMY J. BODEK, AICP
Director of Regional Planning

Joshua Huntington, Supervising Regional Planner
Land Divisions Section

JH:ML

Enclosures: Findings, Conditions of Approval, Affidavit of Acceptance  
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AFFIDAVIT OF ACCEPTANCE INSTRUCTIONS

Please read carefully.   

After the termination of the appeal period (10 days after the action date), proceed with the following 
instructions if you have not been notified that an appeal has been received.  

1. Sign the “Affidavit of Acceptance” form in the presence of a notary and have the notary attach an 
acknowledgement.  Both the applicant and owner lines must be signed on the form, even if they are 
the same person.   

2. Submit to the case planner:
 Original “Affidavit of Acceptance” form (with wet signature) and copy by email

3. You will be notified when the approved plans are available via EPIC-LA. 

For questions or for additional information, please contact the planner assigned to your case.  Our office 
hours are Monday through Thursday, 7:30 a.m. to 5:30 p.m. We are closed on Fridays.



CC.060412

Please complete and return to:
Department of Regional Planning
320 West Temple Street, 13th Floor
Los Angeles, California 90012

AFFIDAVIT OF ACCEPTANCE

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES }ss

REGARDING: PROJECT NO. 45465-(3) 
VESTING TENTATIVE TRACT MAP NO. TR45465 (RPPL2021001487)
SANTA MONICA MOUNTAINS PLANNING AREA
APN(s): 4455-028-093, 4455-028-119 and 4455-028-123 

I/We the undersigned state:

I am/We are the permittee of the above-mentioned permits and/or owner of the real property described on 
Exhibit “A’, attached hereto.
I am/We are aware of, and accept, all the stated Conditions of Approval for the above-mentioned permit(s).

Executed this
day of ,20

I/We declare under the penalty of perjury that the foregoing is true and correct.

Applicant’s Name: 

Address:

City, State, Zip:

Signature:

Owner’s Name: 

Address:

City, State, Zip:

Complete both Applicant and Owner 
sections, even if the same.

Signatures must be acknowledged by a 
Notary Public.  Affix seal or appropriate 
acknowledgements.

Signature:
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LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

FINDINGS OF THE HEARING OFFICER
AND ORDER

PROJECT NO. 87058
SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465 

(RPPL2021001487)

RECITALS

The Los Angeles County (“County”) Hearing Officer, Alex Garcia conducted a duly-
noticed public meeting in the matter of a second amendment to Vesting Tentative Tract 
Map No. 45465 (“TR45465”) on July 27, 2021. 

1. ENTITLEMENT(S) REQUESTED. The Subdivider, Malibu Valley Partners, LLC. 
“Subdivider”), requests a second amendment to TR45465 to relocate four (4) lots from 
Phase 5 to Phase 4 and associated modification of the building size pads, adjustment 
of lots lines and grading volumes (“Project”). The current lot count in Phase 4 also 
known as TR45465-04 has eight (8) lots, Phase 5 also known as TR45465-05 has five 
(5) lots for a total of thirteen (13) lots. The proposed change would include TR45465-
04 to have twelve (12) lots, while TR45465-05 maintains one (1) lot for the same total 
count of thirteen (13) lots. The total acreage in this amendment request is 15.9 acres, 
or less than 3.6% of the total map acreage of 443.35 acres.  By moving four (4) lots 
out of TR45465-05 into TR45465-04, the four (4) lots will be moved out of the Coastal 
Zone, an Oak Woodland will not be disturbed, no oak trees will be removed and there 
will be a reduction in building pad sizes and grading. 

TR45465 was approved by the Regional Planning Commission (“RPC”) on October 5, 
1988 for 81 single-family lots, with a Conditional Use Permit (“CUP”) for grading and 
non-urban hillside management, and an Oak Tree Permit (“OTP”) for the removal of 
78 oak trees. An Environmental Impact Report (“EIR”) was also prepared and certified. 
TR45465 included 81 lots on 443.35 acres of land.  To date, four phases of the Map 
have been recorded, with three phases left to record. TR45465-01 recorded on March 
16, 2005, TR45465-02 recorded on June 2, 2010, TR45465-03 recorded on October 
5, 2016 and TR45465-06 was recorded on September 30, 2020.  A revised map was 
proposed in 2015 but was not approved.

On December 31, 2014, Department of Regional Planning (“Department”) approved 
Revised Exhibit “A” No. 201400459 (“REA”), which approved the conceptual design 
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for future phases 03-07 including the configuration of the eight (8) lots within TR45465-
04 and five (5) lots within TR45465-05. 

2. PREVIOUS ENTITLEMENT(S).  CUP 87058 authorized the grading and non-urban 
hillside management, while OTP 87058 authorized the removal of 78 oak trees. These 
entitlements will not be affected by the Project entitlement requested. 

3. LOCATION.  The Project is located in the unincorporated Santa Monica Mountains 
North Area and Santa Monica Local Coastal Program within the Malibu Zoned District.

4. LAND USE DESIGNATION.  The Project Site is located within the R-L-10, Rural 
Lands (1du/10ac) and RL-20 Rural Lands (1 du/20ac) of the Santa Monica Mountains 
North Area Plan and the Santa Monica Mountains Local Coastal Program.

5. ZONING.  The Project Site is located in the Malibu Zoned District and is currently 
zoned R-C-10 (Rural-Coastal-10 acres minimum lot area required A-1-1, (Light 
Agricultural-1 acre minimum lot area required) and A-1-20 (Light Agricultural-20 acre 
minimum lot area required).  

6. PROJECT AND SITE PLAN DESCRIPTION.

A. Existing Site Conditions
The Project site is 15.9 acres in size and consists of three legal lots. The Project 
Site is irregular in shape with gentle sloping and steep topography.

B. Site Access
Primary access to the Project Site will be via access on Mulholland Highway. 
Secondary access to the Project Site will be via access on Stokes Canyon Road.

C. Amendment to TR45465
A request to amend the approved TR45465 to relocate four (4) lots from TR45465-
05to TR45465-04 and associated modification of building pad sizes and locations, 
grading, and other improvements. The total lot area for the Project is 15.9 acres. 
The lot sizes will maintain the required one (1) acre minimum lot area and will vary 
from1.2 acres to 7 acres. The proposed building pad sizes will vary 0.5 acres to 
0.9 acres. The current lot count in TR45465-04 has eight (8) lots, TR45465-05 has 
five (5) lots for a total of thirteen (13) lots. The proposed change would include 
TR45465-04 to have twelve (12) lots, while TR45465-05 maintains one (1) lot for 
the same total count of thirteen (13) lots. The total acreage in this amendment 
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request is 15.9 acres, or less than 3.6% of the 443.35 total acreage.  By moving 
four (4) lots out of TR45465-05 into TR45465-04, the four (4) lots will be moved 
out of the Coastal Zone, each lot size will maintain the required minimum one acre 
lot area, an Oak Woodland will not be disturbed and no removal of any oak trees, 
and there will be a reduction in building pad sizes and lot areas while not exceeding 
the total allowed grading for 443.35 acres. 

D. Zoning Enforcement
Zoning enforcement code case 10-0016803 was closed on January 20, 2021 for 
the violation of over 40 horses on the property. The Department has confirmed that 
there are no zoning violations on the Project site.

7. PUBLIC COMMENTS.  The Department received one public email inquiry regarding 
the status of tentative tracts 45465-04 and 45465-05 for associated planning 
approvals. Since the hearing package was posted, there had been two emails in 
opposition and one discussion with members of the public also in opposition which 
was provided to the Hearing Officer in the supplemental memo. An additional email 
was received by staff after the supplemental memo regarding a civil matter on an 
adjacent property.

8. COUNTY DEPARTMENT RECOMMENDATIONS.

A. Los Angeles County Department of Public Works:  Recommended clearance to 
public hearing with conditions in a letter dated April 4, 2021.

B. Los Angeles County Fire Department:  Recommended clearance to public hearing 
with conditions in a letter dated March 31, 2021. 

C. Los Angeles County Department of Public Health:  Recommended clearance to 
public hearing with conditions in a letter dated March 31, 2021.

D. Los Angeles County Department of Parks & Recreation:  Recommended clearance 
to public hearing with conditions in a letter dated March 11, 2021.

9. CEQA DETERMINATION

Addendum to the EIR.

Prior to the Hearing Officer’s discussion on the amendment project, an addendum to 
the certified EIR for TR45465 was prepared in compliance with the California 
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Environmental Quality Act (“CEQA”) and the County environmental guidelines to 
account for the proposed changes of TR45465-04 and TR45465-05.  The Addendum 
concluded that the proposed changes would not result in any increased or additional 
environmental impacts beyond those which were analyzed in the EIR. The Project 
maintains the same number of lots; does not extend beyond the approved 
development scope and further reduces the number of developments in the coastal 
zone area as well as reduces grading volume and relocates development outside of 
an existing oak woodland.  Staff has confirmed that the subdivider has been in 
compliance with the Mitigation Monitoring and Reporting Program (“MMRP”) and the 
Project will not have a significant effect on the environment. 

AMENDMENT TO VESTING TENTATIVE TRACT MAP FINDINGS

10.The Hearing Officer finds it appropriate to adjust lot lines and lot sizes. The Project 
proposes lot sizes ranging in size from 1.2 acres to 7 acres which are consistent with 
the one (1) acre minimum lot area requirement. 

11.The Hearing Officer finds it appropriate to allow the overall reduction of the building 
pads. The Project proposes building pad sizes ranging from 0.5 acres to 0.9 acres 
which is modified from the 2014 REA building pads size ranging from 0.4 acres to 1 
acre.

12.The Hearing Officer finds it appropriate to relocate four (4) lots from TR45465-05 to 
TR45465-04 as the total lot count of 13 lots for both phases will be maintained.

13.Permission is granted to adjust grading quantities as necessary with the adjustment 
of lot areas and building pad areas. The total grading for this Project is within the scope 
of the original approval.

GENERAL PLAN CONSISTENCY FINDINGS

14.LAND USE POLICY. The Hearing Officer finds that the Project is consistent with the 
goals and policies of the Santa Monica Mountains North Area Plan and Santa Monica 
Mountains Local Coastal Program Plan because the RL10 (Rural Land-10) and RL20 
(Rural Land-20) and is intended for single family residences; equestrian and limited 
animal use; and limited agricultural and related activities, categories into which this 
Project falls.  

ZONING CODE CONSISTENCY FINDINGS 
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15.PERMITTED USE IN ZONE.  The Hearing Officer finds that the Project is consistent 
with the A-1-10 (Light Agricultural), A-1-20 (Light Agricultural, and R-C-10 (Rural-
Coastal-10) A zoning classification as single family residential is permitted in such 
zone.

ENVIRONMENTAL FINDINGS

16.After consideration of the Addendum to the EIR, the Hearing Officer finds on the basis 
of the whole record before it that there is no substantial evidence that the Project as 
conditioned will have significant effect on the environment, and further finds the 
Addendum reflects the independent judgment and analysis of the Hearing Officer. The 
project is consistent with the Santa Monica Mountains North Area and Santa Monica 
Mountains Local Coastal Program.   The project consists of minor modifications to a 
previously approved project that includes, adjusting lot lines, building pad areas and 
relocating lots outside of a protected oak woodland. The Project relocates four (4) lots 
out from the coastal zone area and preserves the existing oak woodland.

ADMINISTRATIVE FINDINGS

17.HEARING PROCEEDINGS.  A duly noticed public hearing was held on July 27, 2021 
before the Hearing Officer. Staff presented the project. The applicant, Beth Palmer 
presented testimony in favor of the request. Members of the public voiced concerns 
regarding a civil matter on an adjacent property. The Hearing Officer reiterated that 
only the proposed modifications to the approved map were before him for decision. 
The Hearing Officer did not have any questions for the applicant. There being no 
further testimony, the Hearing Officer closed the public hearing and approved the 
Addendum to the Final EIR along with the project, subject to the attached conditions. 

18.PUBLIC HEARINGS/MEETINGS HELD

The Hearing Officer finds that pursuant to Government Code Section 65905.5 the 
number of publicly held meetings do not exceed the five-meeting limit. Two meetings 
occurred on the following dates: 
 August 25, 2020 for a Time Extension Approval Letter
 March 25, 2021 for a Subdivision Committee Meeting

19.LEGAL NOTIFICATION.  The Hearing Officer finds that pursuant to Subdivisions and 
Zoning Ordinance Interpretation No. 2016-3 Amendment Map and Revised Map 
Criteria, dated January 28, 2016, the community was properly notified of the public 
discussion by property posting. Additionally, the project was noticed and case 
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materials were available on Regional Planning’s website. 

LOCATION OF DOCUMENTS. The location of the documents and other materials 
constituting the record of proceedings upon which the Hearing Officer’s decision is 
based in this matter is at the Los Angeles County Department of Regional Planning, 
13th Floor, Hall of Records, 320 West Temple Street, Los Angeles, California 90012 
and the Department of Regional Planning website.  The custodian of such documents 
and materials shall be the Section Head of the Land Divisions Section, Department of 
Regional Planning.  

BASED ON THE FOREGOING, THE HEARING OFFICER CONCLUDES THAT:

A. The Hearing Officer finds it appropriate to relocate the lots as proposed in TR45465-
05 to TR45465-04 as depicted on amendment map dated February 17, 2021.

B. The Hearing Officer finds it appropriate to adjust lot lines and building pad areas as 
depicted on amendment map dated February 17, 2021.

C. The Hearing Officer finds it appropriate to modify grading volumes with the 
adjustments to lot areas and building pad areas as depicted on amendment map 
dated February 17,2021. 

D. The Hearing Officer finds that all conditions of TR45465 shall continue to apply, 
unless specifically modified by this approval. 

E. The Hearing Officer determines that the approval of this second amendment does not 
change the expiration date of TR45465.

THEREFORE, THE HEARING OFFICER:

F. Approves the addendum to the final EIR and certifies that it has been completed in 
compliance with CEQA and the State and County CEQA Guidelines. 

G. Approves SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 
45465 (RPPL2021001487), subject to the attached conditions.

ACTION DATE: July 27, 2021

JH:ML
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  LOS ANGELES COUNTY
DEPARTMENT OF REGIONAL PLANNING

CONDITIONS OF APPROVAL
PROJECT NO. 87058 

SECOND AMENDMENT TO VESTING TENTATIVE TRACT MAP NO. 45465

PROJECT DESCRIPTION

The project is a second amendment to the Vesting Tentative Tract Map No. 45465 (“TR 
45465”) requests to relocate four (4) lots and associated modification of the building size 
pads, adjustment of lots lines and grading volumes. The proposed changes would include 
Phase 4 (“TR45465-04) to have twelve (12) lots, while Phase 5 (“TR45465-05”) maintains 
one (1) lot for the same total count of thirteen (13) lots  subject to the following conditions 
of approval: 

GENERAL CONDITIONS

1. Unless otherwise apparent from the context, the term “subdivider” shall include the 
applicant, owner of the property, and any other person, corporation, or other entity 
making use of this entitlement. 

2. Unless otherwise apparent from the context, the term “date of final approval” shall 
mean the date the Los Angeles County’s (“County) action becomes effective pursuant 
to Section 22.240.060.F of the Los Angeles County Code (“County Code”).

3. The subdivider shall defend, indemnify, and hold harmless the County, its agents, 
officers, and employees from any claim, action, or proceeding against the County or 
its agents, officers, or employees to attack, set aside, void, or annul this permit 
approval, which action is brought within the applicable time period of Government 
Code section 66474.9 or any other applicable limitations period. The County shall 
promptly notify the permittee of any claim, action, or proceeding and the County shall 
reasonably cooperate in the defense.  If the County fails to promptly notify the 
permittee of any claim, action, or proceeding, or if the County fails to cooperate 
reasonably in the defense, the permittee shall not thereafter be responsible to defend, 
indemnify, or hold harmless the County.

4. In the event that any claim, action, or proceeding as described above is filed against 
the County, the subdivider shall within ten days of the filing make an initial deposit with 
County Department of Regional Planning (“Regional Planning”) in the amount of up to 
$5,000.00, from which actual costs and expenses shall be billed and deducted for the 
purpose of defraying the costs or expenses involved in Regional Planning's 
cooperation in the defense, including but not limited to, depositions, testimony, and 
other assistance provided to permittee or permittee's counsel.  

If during the litigation process, actual costs or expenses incurred reach 80 percent of 
the amount on deposit, the subdivider shall deposit additional funds sufficient to bring 
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the balance up to the amount of $5,000.00.  There is no limit to the number of 
supplemental deposits that may be required prior to completion of the litigation.  

At the sole discretion of the subdivider, the amount of an initial or any supplemental 
deposit may exceed the minimum amounts defined herein.  Additionally, the cost for 
collection and duplication of records and other related documents shall be paid by the 
subdivider according to County Code Section 2.170.010.

5. If any material provision of this grant is held or declared to be invalid by a court of 
competent jurisdiction, the entitlement shall be void and the privileges granted 
hereunder shall lapse.

6. Approval of this second amendment to TR45465 does not change the expiration date 
of said TR45465.

7. Notice is hereby given that any person violating a provision of this grant is guilty of a 
misdemeanor.  Notice is further given that the Regional Planning Commission 
(“Commission”) or a Hearing Officer may, after conducting a public hearing, revoke or 
modify this grant, if the Commission or Hearing Officer finds that these conditions have 
been violated or that this grant has been exercised so as to be detrimental to the 
public’s health or safety or so as to be a nuisance, or as otherwise authorized pursuant 
to Chapter 22.238 of the County Code.

8. All development pursuant to this grant shall comply with the requirements of Title 22 
of the County Code and the specific zoning of the subject property, unless specifically 
modified by this grant, as set forth in these conditions. All development pursuant to 
this grant must be kept in full compliance with the County Fire Code to the satisfaction 
of the County Fire Department.

9. All development pursuant to this grant shall conform with the requirements of the 
County Department of Public Works to the satisfaction of said department.

10.The subdivider shall maintain the subject property in a neat and orderly fashion. The 
subdivider shall maintain free of litter all areas of the premises over which the 
permittee has control.

11.All structures, walls and fences open to public view shall remain free of graffiti or other 
extraneous markings, drawings, or signage that was not approved by Regional 
Planning.  These shall include any of the above that do not directly relate to the 
business being operated on the premises or that do not provide pertinent information 
about said premises.  The only exceptions shall be seasonal decorations or signage 
provided under the auspices of a civic or non-profit organization.  

In the event of graffiti or other extraneous markings occurring, the permittee shall 
remove or cover said markings, drawings, or signage within 48 hours of such 
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notification, weather permitting.  Paint utilized in covering such markings shall be of a 
color that matches, as closely as possible, the color of the adjacent surfaces.  

12.The subject property shall be developed and maintained in substantial compliance 
with the amendment map dated February 17, 2021. 

13.This project shall comply with all regulations and standards of Title 21 of the County 
Code (Subdivision Code), unless expressly modified herein.

14.All previous conditions of TR45465 shall continue to apply unless specifically 
modified by this approval. 

15.Permission is granted to adjust lot lines, lot areas and building pad areas as 
indicated on the amendment map dated February 17, 2021.

16.Permission is granted to modify grading volumes as required with the adjustment of 
lot areas and building pad areas   depicted on amendment maps dated February 17, 
2021.

17.Permission is granted to relocate lots as proposed in TR45465-05 to TR45465-04 as 
depicted on amendment map dated February 17, 2021.



SUPPLEMENTAL MEMO TO THE REGIONAL PLANNING COMMISSION

DATE ISSUED: October 28, 2021

HEARING DATE: November 3, 2021 AGENDA ITEM: 6

PROJECT NUMBER: 87-058

PERMIT NUMBER(S): Tract Map No. 45465 (RPPL2021001487)

SUPERVISORIAL DISTRICT: 3

PROJECT LOCATION: 26885 Mullholland Highway, Santa Monica Mtns.

OWNER: Malibu Valley Partners, LLC

APPLICANT: Beth Palmer

CASE PLANNER: Michelle Lynch, Senior Regional Planner
mlynch@planning.lacounty.gov

The above-mentioned item is an appeal of the Hearing Officer’s approval of July 27, 2021. 
Department of Regional Planning Staff (“Staff’) recommends that the Regional Planning 
Commission (“Commission”) deny the appeal and APPROVE this Second Amendment 
to Vesting Tentative Tract Map No. 45465 (RPPL2021001487).

Please find, attached additional material regarding this item, including: an illustrative map 
and photos specifying the location of the existing oak trees within and in the vicinity of the 
oak woodland (Exhibit H), and two public comment letters regarding the amendment. One 
letter was neutral, and the other letter was in support of the appeal (Exhibit I). 

The report dated October 20, 2021 to the Regional Planning Commission indicated 
fourteen (14) oak trees within the existing woodland. This map also shows an additional 
lone oak tree in the vicinity of the oak woodland that will also not be disturbed with the 
proposed changes. The correct total number of oak trees within Tract 45465-05 is fifteen 
(15).  This illustrative map was originally included in the Addendum to the Environmental 
Impact Report (EIR) as part of the Hearing package to the Hearing Officer and Exhibit F 
for this Appeal. 

ATTACHMENT NO. 5 - SUPPLEMENTAL MEMOS TO RPC
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Additionally, please find, attached, a neutral letter from the Las Virgenes Municipal Water 
District, and one email received on October 27, 2021 that is in support of the appeal. 

If you need further information, please contact Michelle Lynch at 
mlynch@planning.lacounty.gov or 213-974-6411. Department office hours are Monday 
through Thursday from 7:00 am to 6:00pm. The Department is closed on Fridays.

Report 
Reviewed By:

Joshua Huntington, Supervising Regional Planner

Report 
Approved By:

Susan Tae, Assistant Administrator

LIST OF ATTACHED EXHIBITS
EXHIBIT H Additional Map and Photos of Existing Oak Trees
EXHIBIT I Public Comments



Map Source: Diamond West, Inc., Civil Engineers.

Proposed Amendment Map Area with Reconfigured Lots and Building Areas Map Not to Scale

FARMS AT MALIBU VALLEY – SUPPLEMENTAL CEQA ANALYSIS
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Intersection of Stokes Canyon Road 

and Mulholland Highway



Oaks being saved with redesign



 

 
 
 
 
 
 
 

October 8, 2021 

 

Los Angeles County  

Department of Regional Planning 

320 W. Temple St 

Los Angeles, CA 90012 

 

 Subject:  26885 Mulholland Hwy, Calabasas 
                       Project 87-058, RPPL2021001487 Tr45465 
 
   
The District is in receipt of your request for agency response for the 26885 
Mulholland Project. 

 
The owner would have to meet all conditions of service and pay all fees for                                                  
water and sewer service prior to construction, in order to be served.   
 
The property would be required to hook up to recycled water service for all onsite 
property irrigation.   

 
LVMWD also advocates that the following items be included in the approval 
process for the project: 

• The use of strict water conservation measures. This includes, but should 
not be limited to, fixture design and installation; (use of ultra-low flow toilets 
and shower heads), and hot water circulation systems. 

• The use of drought tolerant plantings and efficient irrigation systems. 
 
Please contact us at (818) 251-2100 if you have any questions. 

 
Thank You, 
 
 
 
Joanne Bodenhamer 
Planning and New Development Technician 

 
 



From: Mary Wiesbrock <marywiesbrock@sbcglobal.net> 

Sent: Wednesday, October 27, 2021 7:45 AM 

To: Michelle Lynch 

Subject: Tract Map No.  45465  26885 Mulholland Highway 

 

CAUTION: External Email. Proceed Responsibly.  

Please put into the official record. 

 

Thanks! 

 

Mary Wiesbrock, Chair  (www.saveopenspace.com) 

 

 

 

Save Open Space/Santa Monica Mountains recommends that the Regional 

Planning Commission (“Commission”) support the appeal and DENY this 

Second Amendment to Vesting Tentative Tract Map No. 45465 

(RPPL2021001487). 

 

 

 



SUPPLEMENTAL MEMO TO THE REGIONAL PLANNING COMMISSION

DATE ISSUED: November 2, 2021

HEARING DATE: November 3, 2021 AGENDA ITEM: 6

PROJECT NUMBER:            87058-(3)  
PERMIT NUMBER(S): Tract Map No. 45465 (RPPL2021001487)

SUPERVISORIAL DISTRICT: 3

PROJECT LOCATION: 26885 Mulholland Highway, Santa Monica Mtns.

OWNER: Malibu Valley Partners, LLC

APPLICANT: Beth Palmer

CASE PLANNER: Michelle Lynch, Senior Regional Planner 
mlynch@planning.lacounty.gov

The above-mentioned item is an appeal of the Hearing Officer’s approval of July 27, 2021. 
Department of Regional Planning Staff (“Staff’) recommends that the Regional Planning 
Commission (“Commission”) deny the appeal and APPROVE this Second Amendment 
to Vesting Tentative Tract Map No. 45465 (RPPL2021001487).

Please find, attached additional material regarding this item, including three public 
comment letters regarding the amendment. All letters were in support of the appeal (Exhibit 
K).
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If you need further information, please contact Michelle Lynch at 
mlynch@planning.lacounty.gov or 213-974-6411. Department office hours are Monday 
through Thursday from 7:00 am to 6:00pm. The Department is closed on Fridays.

Report
Reviewed By:   

Joshua Huntington, Supervising Regional Planner

Report
Approved By:   

Susan Tae, Assistant Administrator

LIST OF ATTACHED EXHIBITS
EXHIBIT K Additional Public Comments
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Nov. 1, 2021 
 
 
Regional Planning Commission 
County of Los Angeles Department of Regional Planning 
320 W Temple Street 
Los Angeles, CA 90012 
 
Honorable Chair Laura Hall and Commissioners:  
 

Re: Agenda Item #6 
SUPPORT APPEAL  

Revoke the Hearing Officer’s approval of Second Amendment to Vesting Tentative Tract Map No. 
45465 (RPPL2021001487) 

Conditional Use Permit No. 87-058 
 

 
On behalf of the Las Virgenes Homeowners Federation, Inc., and our Santa Monica Mountain 
communities and stakeholders, we respectfully ask the Commission to SUPPORT OUR APPEAL, 
revoke the Hearing Officer’s approval of this Amendment and send it back to the DRP to 
complete the necessary studies and analysis, impose conditions, and provide the actual evidence 
for making a recommendation. It is currently inconsistent with both the LCP and the NAP 
because there is no analysis, and no proof in the staff report that it is consistent.  

 
*The Federation is and always has been a strong advocate of amending or revising any land 
division project to make it less impactful on our environment, on our biological resources, and 
on our scenic viewsheds. It’s a no brainer. And we would be supporting the approval of this 
Amendment too if the evidence was there to substantiate this claim -- but it currently isn’t.  And, 
the public should not be forced to take the developer’s or the planner’s word for it, or otherwise 
be forced to file a costly appeal. 
 
We oppose an Amendment like this that is riding under the guise of “saving trees and  
the environment”, but which lacks the proof and evidence to support such claims. In our 
experience, developers amend projects first for self benefit, not to “save the 
trees/environment.” Yet, this is the substantiation that has been used and argued for approval 
without proof from the onset.  
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Further, it is a multi-faceted, boundary adjusting, complicated Amendment request/CUP in the 
Santa Monica Mountains LCP and in the National Recreation Area. It is NOT a simple, urban 
“tract map extension” whereby a Hearing Officer review might have been appropriate (this one 
was also agendized under Consent). It should never have been circumvented around the 
Planning Commission from the start. As a consequence, the public was also virtually in the dark 
because we were not noticed according to our regular and customary NAP/LCP requirements 
and guidelines either -- instead, the noticing was limited to this, “Amendment Map procedure 
requires posting notice of the Amendment Map request on the project site and on the 
Department’s website for 10 days prior to consideration by the Hearing Officer.”  

 
Subdivision or not -- this sits clearly in our Local Coastal Program and North Area Plan turf. And 
herein lies one of the problems. We have concerns about how this Amendment request has 
been reviewed. It is incomplete. It appears to been reviewed/permit expedited primarily by the 
Subdivisions Division of the DRP assigned to a new, urban planner, unfamiliar as of yet with the 
NAP and the LCP (not referenced as criticism, just fact). 
 
It requires proper review. This Amend is proposed in the County’s and the State’s most valuable 
designated coastal resource area, but it so far lacks the intense scrutiny from the County’s 
Coastal and NAP expert division planners. The Federation is heavily vested in, and we know, our 
own Local Coastal Plan and North Area turf having spent decades supporting and working with 
the Third District to adopt protective resource land-use policies. We are more than well aware of 
the extensive analysis and studies that the NAP and LCP require for potential precedent setting 
projects far less in scope and that render far fewer impacts than what this Amendment 
constitutes.  

 
The real issue. Although it is difficult to decipher in both staff reports, and on the current agenda 
it is not even labeled, this precedent setting component of the Amendment request is also lost in 
the completely confusing and redundant referral and labeling of the tract numbers. What matters 
is that this Amendment request is centered and located in Coastal (LCP) and it is really requesting 
to change boundary lines and transfer development rights from 4 Coastal lots onto 4 North Area 
Plan lots plus significantly expand another coastal lot, without appropriate conditions. 
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Foremostly, there isn’t a developer anywhere that wouldn’t jump at the chance to be able to 
switch their mega-mansion development rights from Coastal to the NAP. As good as the new 
Updated North Area Plan is, Coastal development regulations are still far stricter, more heavily 
regulated, and require different standards of review. And if any portion of Coastal crosses a 
property, those regulations apply. And then there is the added appealability to the Coastal 
Commission for the public in the LCP, not in the NAP. 
 
Contrary to the unsupported argument that was initially made (without analysis) -- that this 
Amendment request was rescuing Coastal from development -- it is not remotely factual. It is 
the opposite. It renders more impacts which still need to be evaluated. As you can see on the 
previous page map this is where Coastal boundary lines meet the North Area Plan boundaries. 
They are adjacent. Why wouldn’t every property owner in a similar circumstance seek to 
develop under the NAP rather than Coastal? No developer wants to abide by coastal regulations.   
 
As a comparison example the NAP allows a max 15,000 square foot building site area -- and the 
LCP only allows a 10,000 square foot max building site area. If development rights from 4 LCP 
lots are transferred to the NAP this would allow a 20,000 square foot increase in building site 
area for this developer. This would literally be greenlighting the equivalent development of two 
additional homes. There are currently no conditions limiting this, or any studies done evaluating 
the impacts on coastal resources, the designated scenic highway, the Visitor Center for the 
entire Santa Monica Mountains National Recreation Area, Malibu Creek State Park, and the list 
goes on.  
 
How much more buildable area is the developer/applicant going to get by this land transfer at 
the headwaters of Stokes Creek? 
 
This is not just about re-drawing the lines; it is about paving the way for 4 more-mega mansions 
with potentially larger building site entitlements, and a more substantial cluster right next to the 
coastal zone. No-where does it say in the NAP, LIP, or CSD that you can export impacts from one 
jurisdiction to another.  

 
*If there is a lot line adjustment in Coastal, it must go to the Planning Commission and the 
studies must show there are less impacts to coastal resources. This evaluation has not been 
done. 
 
Mitigating Conditions -- Conditions that could have been imposed and should have been made 
to this land division to attempt to protect coastal resources, lessen or mitigate the potential 
impacts of increased development, and ensure that future projects are sensitive to the LCP have 
not yet been instituted.    

 
Where are the studies and evaluations for the formerly 5 now expanded into one Coastal lot?  

 
Bottom line there is a failure to evaluate impacts to coastal resources.  

 
 
 



 4 

 
 

Saving oak trees as a justification for the Amendment is flawed and still unproven. Saving oak 
trees was a principal justification given initially behind approving this Amendment as a better 
environmental alternative. This has not been proven and it has been a frustrating search for 
information from the beginning.  
 
1. In the July 27 staff report, it was implied that 78 trees would be saved by granting the 
Amendment and this was the rationale for approval. We realized this was incorrect, because 78 
tree removals were a project-wide entitlement, not at all specific or pertaining to this 
Addendum lot request boundary change. Yet, there were no studies, no plotted maps that the 
planner could identify for us or refer us to that clearly defined the number and location of the 
would be saved trees by the boundary changes. The whole analysis was missing.  

 
2. In the Oct. 21 staff report, “new information” appeared in the Environmental Documentation 
paragraph:  
ENVIRONMENTAL DOCUMENTATION  
The existing oak woodland which is within the boundaries of TR45465-05 have fourteen (14) oak 
trees. The original approval included the removal of six (6) oak trees and the remaining had 
encroachments as allowed per the Oak Tree Permit. The Project will no longer require the 
removal nor encroachment of these existing oak trees.  
 
This is the first time a number of trees was actually identified as impacted in the staff report. 
Purportedly saving 6 oak trees as a justification for approving this Amendment is substantially 
different than what was being loosely promoted as saving 78 oak trees in the July 27 report.  

 
Subsequent to this, when further queried about the mapping of these trees missing in the Oct. 
21 staff report, we were advised that the added count of oak trees was provided by the 
applicant only recently to address the concerns of the existing oak trees and it would be 
presented during the hearing on Nov. 3rd.  Also, that the DRP did not have the map at this time; 
that a count was only provided via email in order to be included in the report, and the map 
would be ready and available by the [Nov. 3] presentation. 
 
To which our reply was that this is inadequate notice and review time for the public by not 
disclosing this until the Nov. 3 hearing.  
 
How could 3 months have passed since the July hearing approval and just now DRP is getting 
specific tree impact information from the developer, not from their own analysis, which is then 
incorporated into the staff report, but without substantiation -- which will then be presented at 
the hearing by the developer. This seems to be a backward approach. It reinforces the point that 
a complete evaluation and analysis need to be done. And, this is uncharacteristic of our long-
standing experience of mastery with Regional Planning here in the SMMNRA.  
 
There are a lot of issues that need to be evaluated in this Tract Map Amendment land 
division/CUP request according to the LCP and the NAP, yet these planning experts were not  
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brought in to advise and provide in-depth accurate analysis, etc. 
 
This subdivision unit approach appears to resemble more of a permit expediting process than a 
planning one.  It is never that simple in the Santa Monica Mountains -- home to some of the 
County’s last remaining precious natural resource areas -- and an endless array of developers 
trying to capitalize on and usurp land-use regulations in one way or another in the LCP and the 
NAP. There is too much at stake and it requires special LCP/NAP knowledge and thinking. This is 
not a ministerial project where you check off boxes.  

 
Despite the initial response, staff did post a supplemental report on Thursday afternoon 
publishing photos, of the apparent tree locations including the one excerpted below. 
 

 
 

However, circling these trees and citing that they will no longer be removed or encroached upon 
on a total acreage project site of 15.9 acres is not an analysis.  How many actual trees would be 
saved on each individual lot that the developer is transferring from Coastal to the NAP? Just 6 of 
these ones together here?  Are they on one lot or on 4? If they are not on every lot, why is the 
request to transfer 4 lots? Why would a 10,000 square foot building site max impact a tree on 
any of these very large lots? Where is the arborist report analyzing the condition of the trees, 
etc.? Have other alternatives been explored? And, if after the evaluation of all of the 
components -- i.e., the lot line adjustments, etc., are done, and actually 6 oak trees might be 
saved, how does that compensate for the rest of the impacts these boundary changes bring onto 
coastal?  
 
Using protecting oak trees and an oak woodland as the rationale for approval has to do better 
than this. 
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Land Divisions -- No new net lot creation in the North Area or in the LCP. 
Refer to the CSD Page 94-101 (excerpted in full at the end of this submittal). 

 
In the newly adopted CSD, there can be no net increase in the number of buildable parcels in 
the Santa Monica Mountains NAP. The LCP has the same policy, but there is no reciprocal 
agreement between the LCP and the NAP -- contrary to what has been alluded to. There is a 
program and requirement called Transfer of Development Credit Program. 
 
It would seem that this new land division policy is applicable in this case as outlined in the CSD -- 
since it applies to all land divisions and the developer here is asking to transfer development 
rights from 4 coastal lots to North Area lots which would in essence be creating or legalizing 4 
new buildable lots in the NAP. This is not permitted without retiring an equal number of 
buildable lots so there is no net increase of buildable lots in the NAP. 
 
This is another example of why it would have been helpful to have the NAP/LCP division 
planners involved in analyzing this land-division Amendment, and why regardless, this requires 
further review.   

 
The CSD says it best -- refer to the excerpted information below. This CSD policy in its entirely 
appears at the end of this submittal.  
 
Excerpts from the CSD - Page 94-101 
W. Transfer of Development Credit Program. 
1. Establishment and Purpose. For each new lot created or legalized an existing qualifying lot(s) 
sufficient to provide one transfer of development credit must be retired. Lots proposed for 
retirement in satisfaction of the transfer of development credit requirement must meet the 
criteria detailed below, and all development potential must be retired by one of the processes 
described below, as determined by the Director. 
 
2. Lot Retirement Required 
a. Land divisions. 
i. All land divisions, as defined in Title 21, shall participate in the transfer of development 
credit program; 
ii. One transfer of development credit shall be retired for each new parcel to be created or 
legalized (e.g., to divide one parcel into three parcels, two transfer of development credits 
must be retired; to divide a combination of three parcels into four parcels, one transfer of 
development credit must be retired), ensuring that there is no net increase in the number of 
buildable lots in the Santa Monica Mountains North Area. The size of the new parcels is not a 
factor for purposes of the calculation; 
 
b. All projects subject to this Subsection shall be conditioned upon the applicant submitting 
evidence that the required number of transfer of development credits have been obtained prior 
to the issuance of the permit. The condition of approval shall specify the total number of credits 
required to mitigate the impacts of the approved development. 
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3. Qualifying Criteria. 
a. Qualifying criteria for lots to be retired in donor areas as a condition of a tentative parcel/tract 
map that includes the approval of a new lot(s) created in S3 or S4 habitat. Lots in the donor 
areas may be retired subject to the following criteria: 
ii. One transfer of development credit shall be given for the retirement of the development 
potential on any combination of legal lots totaling at least one acre, regardless of current 
availability of road and water service to such lots. 
 
b. Qualifying criteria for lots to be retired in donor areas as a condition of a tentative parcel/tract 
map that includes the approval of a new lot(s) in S2 habitat. Existing, lawfully-created lots that 
meet the following criteria may be retired: one transfer of development credit shall be given to 
any parcel, exceeding seven acres in size, where 100 percent of the parcel contains S2 habitat. 

 
b. As part of processing an application subject to the transfer of development credit program, 
the Director shall: 
iii. Include, as a condition identified in the tentative parcel/tract map staff report, the precise 
number of lots to be retired should the permit be approved. 
 
c. Lot retirement process. 
ii. To generate a transfer of development credit, the potential for development must be 
permanently and irrevocably extinguished on all lots or parcels used for each credit. The right to 
a transfer of development credit shall be granted by the Director's determination that the 
applicant has submitted sufficient evidence that all of the following steps have been completed 
for either one of the following two methods: 
(a) Open Space Easement Dedication and the Merging of the Retired Lot(s) with One or More 
Adjacent Developed or Buildable Parcel(s); and insures that future development on (the lot(s) is 
prohibited and that restrictions can be enforced, the text of which has been approved by the 
Director. Recordation of said easement on the donor site shall be permanent and irrevocable. 
 

* 
 

Environmental Analysis Deficiency. *Please refer to our Chatten-Brown, Carstens & Minteer, 
Letter as part of our appeal. The original EIR was approved in 1988 and the data that it was 
based on likely collected several years prior. That translates to a more than 35-year-old 
environmental analysis. Time has NOT stood still in the Santa Monica Mountains -- exactly the 
opposite -- the Local Coastal Program was adopted (where this project Amendment resides), the 
NAP was Updated (where this project is being transferred to), Soka University (across the street 
from this subdivision), was purchased by the park agencies and became the Interagency 
(National Park Service, State Parks, and the Santa Monica Mountains Conservancy) Visitor 
Center for the entire Santa Monica Mountains National Recreation Area. It doesn’t get any more 
impactful than this -- increased development as a result of this land division is going to  
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impact the Visitor Center -- and the Visitor Center is entirely encompassed in the Coastal Zone 
which requires a higher standard of review. 

 
Furthermore, this is not a designated rural village that is nestled and tucked away in the Santa 
Monica Mountains. This is a luxury, mega-mansion subdivision that is hugely impactful on the 
viewshed -- which in today’s LCP and NAP world is no longer permitted. All new subdivisions are 
banned in the LCP and in the NAP.  

 
The developer opened this can of worms by asking for a Second Amendment to a seemingly-
never-expiring Tentative Tract Map (33 years old) and thus he should be required just like any 
other applicant to go through the current thorough and rigorous environmental review that is 
required in the LCP, in the NAP, and in an SEA.  

 
There are also inaccuracies in the review, one of which states that there is no change in the 
surrounding land areas. King Gillette Ranch (aka the Visitor Center and jewel of the Santa 
Monica Mountains) didn’t exist when the EIR was approved 33 years ago, and therefore among 
other things the impacts of this subdivision and now its requested changes have never been 
studied.  
 
Lest we forget, this is what visitors to the National Recreation Area see first before they even 
enter the Visitor Center; it is highly visible on a designated scenic corridor, and it can be seen 
from Malibu Creek State Park (also in the Coastal zone) and public hiking trails which trigger 
added environmental review in the NAP/LCP.   
 
We strongly disagree with the staff report that this EIR Addendum is consistent with the LCP and 
the NAP. It is not been evaluated or proven. 

 
Excerpted from the staff report: 
ENVIRONMENTAL ANALYSIS  
An Addendum to the certified EIR for the original CUP was prepared in compliance with the 
California Environmental Quality Act (“CEQA”) and the County environmental guidelines to 
account for the proposed changes of Phase 4 and Phase 5. The Addendum concluded that the 
proposed changes would not result in any increased or additional environmental impacts beyond 
those which were analyzed in the EIR. The Project maintains the same number of lots; does not 
extend beyond the approved development limit and further reduces the number of developments 
in the coastal zone area as well as reduces grading volume and relocates development outside of 
an oak woodland.  
 
As highlighted in blue above, the Addendum incorrectly concluded that there were no additional 
impacts beyond what was analyzed 33 years ago in the EIR. That is not factual. And, the required 
scope of environmental review hasn’t been done.  
 
The claim that the Project reduces the number of developments in the coastal zone area is a 
glaring misrepresentation, and does not address the additional impacts to coastal resources that  
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have not been studied by transferring development rights from 4 coastal lots to 4 adjacent NAP 
lots -- increasing building site area, etc., among other impacts. Further, there are no studies or 
evidence that has been provided yet to support a reduction of the grading volume claim or that 
this relocates development outside of an oak woodland in comparison to what? 

 
Excerpt from staff report: 
AMENDMENT TO VESTING TENTATIVE TRACT MAP FINDINGS  
13. Permission is granted to adjust grading quantities as necessary with the adjustment of lot 
areas and building pad areas. The total grading for this Project is within the scope of the original 
approval.  

 
What does this new land division grading entitlement mean? Is it basically greenlighting 
whatever grading “quantities” are necessary for what exact future development? In the LCP now 
-- 33 years post when this subdivision project was approved -- just 50 cubic yards of grading 
triggers a permit requirement. The North Area has a much higher “quantity” threshold for 
having to obtain a grading permit.  
 
Coastal is more resource protective than the North Area and mandated by state law.   
 
Horse boarding and horse keeping regulations which are particularly applicable here at this site--
are less restrictive and more permissive in the North Area. How are these land-division created 
added impacts to biological resources going to be mitigated? And, what about the coastal lot 
that has been increased significantly in size -- what will that now allow? 
 
We respectfully ask the Commission to uphold our appeal, revoke the hearing officer approval, 
and send this Tentative Tract Map Amendment back with directions to analyze, evaluate, and 
condition the request and further, obtain the input and oversight of the DRP’s expert coastal and 
NAP division planners. This Amendment is in conflict with the LCP and the NAP.  
 
The environmental review is deficient and not in compliance with CEQA -- please require the 
developer to do the proper and necessary CEQA review as laid out by our CEQA attorney in the  
Chatten-Brown, Carstens & Minteer letter, and as required in the LCP/NAP. The impacts to 
coastal resources need to be evaluated as the project has been misrepresented as saving 
coastal, when in reality it is adding significant impacts to coastal resources.  
 
With all due respect, we have spent decades working on and fighting for the LCP and the NAP 
regulations, we know our own backyard, and we know this project site. The public should have 
been adequately noticed (as per the NAP/LCP) and should have had ample opportunity to weigh 
in -- it is in our Coastal Zone. It should have been routed initially to the Planning Commission, not 
to a Hearing Officer, and then the noticing would have been appropriately public.  
 
This is not a simple matter, it involves major changes that impact Coastal resources, lot line 
adjustments, CUP, transfer of development rights on 4 parcels to a more development 
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permissive NAP, expanding another coastal parcel, and it is precedent setting. And, did the EIR 
Addendum require public noticing or circulation? So, all combined the public truly was in the 
dark.  
 
Our appreciation to DRP’s Josh Huntington for his efforts in assisting the public. 
 
When all of the t’s are crossed and the i’s are dotted -- and after the evaluations are complete 
and the conditions imposed and if it is determined thereafter that a modified Amendment is an 
environmentally superior and less impactful project, the Federation will be in strong support. 
Right now, this is definitely not this project, and that determination has still yet to be made.  

 
Sincerely,  
Kim Lamorie 
President 
Las Virgenes Homeowners Federation, Inc., of the Santa Monica Mountains   

 

 
 

 
 
Following:  
LVHF Appeal Data 
CSD - Transfer of Development Credit Program in its entirety  
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For reference Excerpted from the CSD --Transfer of Development Credit Program  
Pages 94-101 

 
W. Transfer of Development Credit Program. 

1. Establishment and Purpose. For each new lot created or legalized, 

an existing qualifying lot(s) sufficient to provide one transfer of development credit must 

be retired. Lots proposed for retirement in satisfaction of the transfer of development 

credit requirement must meet the criteria detailed below, and all development potential 

must be retired by one of the processes described below, as determined by the 

Director, for the credit to be secured. 

 

2. Lot Retirement Required. 

a. Land divisions. 

i. All land divisions, as defined in Title 21, shall 

participate in the transfer of development credit program; 

ii. One transfer of development credit shall be retired for 

each new parcel to be created or legalized (e.g., to divide one parcel into three parcels, 

two transfer of development credits must be retired; to divide a combination of three 

parcels into four parcels, one transfer of development credit must be retired), ensuring 

that there is no net increase in the number of buildable lots in the Santa Monica 

Mountains North Area. The size of the new parcels is not a factor for purposes of the 

calculation; 

iii. One transfer of development credit shall be retired for 

each new residential unit created for a community apartment project or lease project. 

b. All projects subject to this Subsection shall be conditioned 

upon the applicant submitting evidence that the required number of transfer of 

development credits have been obtained prior to the issuance of the permit. The 

condition of approval shall specify the total number of credits required to mitigate the 

impacts of the approved development. 

 

3. Qualifying Criteria. 

a. Qualifying criteria for lots to be retired in donor areas as a 

condition of a tentative parcel/tract map that includes the approval of a new lot(s) 

created in S3 or S4 habitat. Lots in the donor areas may be retired subject to the 

following criteria: 

i. One transfer of development credit shall be given for 

the retirement of the development potential on each lawfully-created buildable lot that is 

served by an existing road and water main, and is not located in an area of landslide or 

other geologic hazard, with a sum total credit area of at least 1,500 square feet, as 

determined by the credit area formula. 

(a) Credit Area Formula: 

Credit Area = (A/5) x (50-S)/35 Where: 

A = the area of the lot in square feet. 

S = the average slope of the lot in percent. All slope calculations 

are based on natural (not graded) conditions, as calculated by the formula: 

S = I x L/A x 100 

Where: 

S = average natural slope in percent. 
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I = contour interval in feet, at not greater than 25-foot intervals, 

resulting in at least five contour lines. 

L = total accumulated length of all contour lines of interval "I" fee 

A = the area of the lot in square feet. 

(b) Where there is any question of geologic 

stability, the applicant must submit a geologic assessment that determines that the lot is 

buildable prior to credit area calculation. 

(c) A credit area of 1,500 square feet qualifies for 

one transfer of development credit. The applicant can receive fractional credit. For 

instance, a credit area of 750 square feet would qualify for one-half transfer of 

development credit. A lot smaller than one acre cannot qualify for greater than one 

transfer of development credit. 

(d) As an alternative to calculating the credit area 

formula, the required 1,500-square-foot credit area may be calculated on the basis of 

500 square feet of credit area per rural village lot, provided that each lot exceeds 

4,000 square feet in area, and is served by an existing road or water main within 

300 feet of the property, and is not located in an area of landslide or other geologic 

hazard. 

ii. One transfer of development credit shall be given for 

the retirement of the development potential on any combination of legal lots totaling at 

least one acre, regardless of current availability of road and water service to such lots. 

b. Qualifying criteria for lots to be retired in donor areas as a 

condition of a tentative parcel/tract map that includes the approval of a new lot(s) in S2 

habitat. Existing, lawfully-created lots that meet the following criteria may be retired: 

one transfer of development credit shall be given to any parcel, exceeding seven acres 

in size, where 100 percent of the parcel contains S2 habitat. 

4. Procedure. 

a. All projects subject to the transfer of development credit 

program shall submit the following information as part of the application: 

i. A calculation of the number of transfer of 

development credit that need to be retired to accommodate the proposed project, 

pursuant to Subsection 2, above; 

ii. A list by assessor's identification number of the donor 

lots proposed to be retired; 

iii. A map showing the locations of the proposed donor 

lots; 

iv. A discussion of how the donor lots meet the qualifying 

criteria for retiring lots in donor areas; and 

v. Maps of a scale generally not less than one inch 

equals 10 feet (1"=10') showing the parcel and building site, existing topographic 

contours, and both slope and area calculations, prepared by a Licensed Surveyor or 

Registered Professional Civil Engineer. 

b. As part of processing an application subject to the transfer of 

development credit program, the Director shall: 

i. Verify the applicant's calculations for the number of 

lots to be retired; 

ii. Verify that the proposed donor lots meet the lot 

retirement criteria; and 

iii. Include, as a condition identified in the tentative 

parcel/tract map staff report, the precise number of lots to be retired should the permit 
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be approved. 

c. Lot retirement process. 

i. The applicant must submit evidence of the purchase 

of the number of legal lots or parcels within the prescribed donor areas necessary to 

meet the transfer of development credits for the project. The applicant need not 

purchase the lots or parcels outright, but may instead acquire only the right to extinguish 

the development potential, as described below. The applicant shall provide evidence 

that the property owner of the donor lots authorizes participation in the transfer of 

development credit program; 

ii. To generate a transfer of development credit, the 

potential for development must be permanently and irrevocably extinguished on all lots 

or parcels used for each credit. The right to a transfer of development credit shall be 

granted by the Director's determination that the applicant has submitted sufficient 

evidence that all of the following steps have been completed for either one of the 

following two methods: 

(a) Open Space Easement Dedication and the 

Merging of the Retired Lot(s) with One or More Adjacent Developed or Buildable 

Parcel(s); 

(1) The applicant shall provide evidence of 

the purchase of fee title or of development rights on one or more donor sites that have 

not been previously retired and recordation (free of prior liens, including tax liens, and 

encumbrances) of a valid dedication to a public entity of a permanent, irrevocable open 

space easement in favor of the People of the State of California over the entirety of the 

retired lot(s) that conveys an interest in the lot(s) and insures that future development 

on the lot(s) is prohibited and that restrictions can be enforced, the text of which has 

been approved by the Director. Recordation of said easement on the donor site shall 

be permanent and irrevocable; and 

(2) The combination of the donor lot(s) 

(used to generate the credit) with 1) an adjacent lot that is already developed, or has not 

been previously retired under the transfer of development credits program or for any 

other purpose, or 2) with multiple contiguous parcels, at least one of which is developed 

or has not been previously retired; and in either case, all parcels to be combined must 

be in the same tax rate area, in common ownership, and free of all tax liens. The retired 

lot(s) and adjacent parcel(s) shall be recombined and unified, and shall henceforth be 

considered and treated as a single parcel of land for all purposes with respect to the 

lands included therein, including, but not limited to, sale, conveyance, lease, 

development, taxation, or encumbrance. The permittee shall provide evidence that the 

combined parcels appear on a preliminary report issued by a licensed title insurance 

company as a single parcel (which may require the property owner re-conveying the 

combined property to him/her/itself, presumably via a quitclaim deed). The 

extinguishment of development potential and lot combination(s) shall be accurately 

reflected in the records of the County Tax Assessor. 

(b) Open Space Deed Restriction and Transfer in 

Fee Title to a Public Entity. 

(1) The applicant shall provide evidence of 

the purchase of fee title or development rights on one or more donor sites that have not 

been previously retired or otherwise restricted, and the recordation of an open space 

deed restriction, recorded free of prior liens including tax liens and encumbrances which 

the Director determines may affect the interest being conveyed, that applies to the 

entirety of the donor site(s), that insures that the future development on the lot(s) is 
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prohibited and that restrictions are enforceable; and 

(2) Evidence that fee title to the donor 

site(s) has been successfully transferred to a public entity acceptable to the Director 

after the recordation of the deed restriction listed above, and that the document 

effectuating the conveyance has been recorded with the County Recorder. The 

permittee shall provide evidence that the ownership transfer and the open space deed 

restriction appear on a preliminary report issued by a licensed title insurance company 

for the donor site(s); 

d. Upon receiving notification from the applicant that the lot 

retirement procedures have been completed, the Director shall verify that the 

development potential on the lots has been retired, that any additional conditions have 

been satisfied, and that the transfer of development credit condition on the applicant's 

tentative parcel/tract map has been satisfied. 

X. Vegetation Clearance. At no time shall clearing to bare earth, or practices 

that disturb the soil, such as discing or tilling, be acceptable methods of vegetation 

removal and/or maintenance within fuel modification or brush clearance areas. 
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November 1, 2021 
 
 
By e-mail mlynch@planning.lacounty.gov  
      comment@planning.lacounty.gov  
 
Regional Planning Commission c/o 
Ms. Michelle Lynch, Senior Regional Planner 
Department Regional Planning 
320 West Temple Street 
Los Angeles, CA 90012 
 

Re: November 3, 2021 Meeting - Agenda Item 6 
Support Appeal 
Project No. 87-058; Tract Map No. 45465 (RPPL2021001487)  
26885 Mullholland Highway, Santa Monica Mountains,  
Malibu Valley Partners, LLC 
 

 
Honorable Chair Hall and Commissioners: 
 

These comments are submitted on behalf of the Las Virgenes Homeowners 
Federation (LVHF) concerning Project No. 87-058, Malibu Valley Partners, LLC’s 
proposal to “transfer” lots from its Phase 5 of the Malibu Valley Ranch development to 
Phase 4 (“Project”).  The result would be that these lots would be moved out of the 
Coastal Zone, which has strict and specific development regulations, to the North Area 
Plan, which has a less stringent set of development regulations and application processes.  
LVHF appealed the Hearing Officer’s July 27, 2021 approval of this Project.  Although 
described as essentially a simple paperwork matter, the on-the-ground environmental 
impacts of transferring development from the Coastal Zone to the North Area Plan are 
likely to be significant.  Yet, these impacts have yet to be disclosed to the public, 
considered by the County’s planners and decisionmakers, or mitigated.  Under these 
circumstances, the California Environmental Quality Act (CEQA) requires supplemental 
environmental review.  LVHF respectfully requests that the Commission grant its appeal 
and require thorough environmental review of the Project’s likely impacts on oak 
woodlands and the greater Santa Monica Mountains environment.   
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I. The County May Not Rely on an Addendum EIR for Consideration of the 
Project.  

 
There is no question the Project will have significant impacts on the Santa Monica 

Mountains.  The developer prepared an EIR back in 1988.  However, CEQA requires 
additional environmental analysis to account for the changes to the Project, its 
circumstances, and changes in the availability of mitigation and alternatives that have 
occurred since 1988.  The developer submitted an addendum, but CEQA addenda are 
only permitted in very narrow circumstances that do not apply here.  “[I]f a prior EIR has 
been certified, an addendum may be prepared if conditions requiring a subsequent EIR do 
not exist, only minor technical changes or additions are necessary to make the original 
EIR adequate, and the changes to the EIR made by the addendum do not raise 
important new issues about the significant effects on the environment raised in the 
original EIR.”  (Miller v. City of Hermosa Beach (1993) 13 Cal.App.4th 1118, 1130–31, 
emphasis added; Ventura Foothill Neighbors v. County of Ventura (2014) 232 
Cal.App.4th 429, 435.)  “An addendum to an adopted negative declaration may be 
prepared if only minor technical changes or additions are necessary or none of the 
conditions described in Section 15162 calling for the preparation of a subsequent EIR or 
negative declaration have occurred.” (CEQA Guidelines § 15064, subd. (b).)   

 
CEQA requires preparation of a subsequent EIR if any of the following conditions 

is met:  
a) Substantial changes are proposed in the project which will require major 

revisions of the environmental impact report. 
 

b) Substantial changes occur with respect to the circumstances under which 
the project is being undertaken which will require major revisions in the 
environmental impact report. 

 
c) New information, which was not known and could not have been known at 

the time the environmental impact report was certified as complete, 
becomes available. 

 
(Pub. Resources Code, § 21166.)  The CEQA Guidelines explain what constitutes a 
substantial change to the project or the circumstances, requiring a subsequent EIR when 
major revisions of a previous EIR or negative declaration are required “due to the 
involvement of new significant environmental effects or a substantial increase in the 
severity of previously identified significant effects.”  (CEQA Guidelines §15162, subd. 
(a)(1).)  
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New information requiring preparation of a subsequent EIR includes: 
 

A. The project will have one or more significant effects not discussed in the 
previous EIR or negative declaration; 
 

B. Significant effects previously examined will be substantially more severe 
than shown in the previous EIR; 

 
C. Mitigation measures or alternatives previously found not to be feasible 

would in fact be feasible and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to adopt 
the mitigation measure or alternative; or 
 

D. Mitigation measures or alternatives which are considerably different from 
those analyzed in the previous EIR would substantially reduce one or more 
significant effects on the environment, but the project proponents decline to 
adopt the mitigation measure or alternative. 
 

(CEQA Guidelines §15162, subd. (a)(3).) When the project that is actually constructed 
has greater impacts than the project studied in the EIR, a subsequent EIR, not an 
addendum, is required. (Ventura Foothill Neighbors, supra, 222 Cal.App.4th at 435-36.) 
An addendum does not cure the prior approval of a defective EIR. (Ukiah Citizens for 
Safety First v. City of Ukiah (2016) 248 Cal.App.4th 256, 265.)  

 
The Project would relocate four lots from Phase 5 of the Malibu Valley Ranch 

development (TR45465-05) to Phase 4 (TR45465-04) of the development.  While the 
total number of lots would remain the same at 13, the developable area of those lots 
would increase substantially over what was approved and reviewed in the 1988 EIR.  
Accordingly, “substantial changes are proposed in the project which will require major 
revisions of the environmental impact report,” within the meaning of CEQA.  Subsequent 
environmental review is required.   

 
Moreover, the fire regime of the Santa Monica Mountains has changed 

dramatically since 1988, as has the health and extent of the Santa Monica Mountains’ 
woodlands.  The North Area Plan and the Santa Monica Mountains Local Coastal 
Program have been amended to increase environmental protections.  The Project site is 
located across Mulholland from King Gillette Ranch, which is now the main entry point 
and visitors center for the Santa Monica Mountains National Recreation Area.  The 
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developer prepared an addendum for the Project.  However, the Addendum fails to 
meaningfully address any of these considerations.  The Addendum also failed to disclose 
this information to the public because CEQA does not require public notification or 
circulation of EIR addenda.  In any case, as “substantial changes” have occurred “with 
respect to the circumstances under which the Project is being undertaken” and new 
information is available about the impacts of development on fire and woodland 
regeneration in the Santa Monica Mountains that could not have been known in 1988, the 
1988 EIR requires more than minor technical revisions.  The developer’s reliance on an 
addendum1 to the 1988 EIR is insufficient.  Instead, these major revisions require the 
preparation of a subsequent, or at least a supplemental EIR, before the Project may be 
lawfully considered and approved by the County.    

  
 

II. Substantial Changes are Proposed in the Project Which will Require 
Major Revisions of the Environmental Impact Report. 

 
First, the Project is more than just the shuffling of lots from one portion of the 

Project site to another, although the more relocation of lots itself could have significant 
environmental impacts in a landscape as rich and important as the Project.  The 
movement of the lots outside of the Coastal Zone removes restrictions limiting the 
buildable area of each lot to 10,000 square feet.  Under the North Area Plan, each lot may 
contain up to 15,000 square feet of buildable area, for a total increase of at least 20,000 
square feet of buildable area under the Project than was analyzed in the 1988 EIR.  The 
Addendum does not consider this change.  

 
The Staff Report and application all treat the Project as if building pads and 

grading will be reduced in such a way that protects an oak woodland that would have 
been destroyed in the original project.  Although repeated throughout the Project 
documents, this assertion could not be further from the truth.  In reality, the Project may 
not protect any additional trees.  The H1 oak woodlands in the Coastal Zone were already 
protected by the LCP and its required development buffers.  This same protection is not 
provided by the NAP.  Although the staff report now says that six trees will be spared 
encroachment due to the Project’s transfer of lot locations, the evidence to support this 
assertion has not yet been provided to the County.  Why is the County taking the 
developer’s word on such an important issue?  The Addendum EIR and tree analysis fail 

 
1 The Envicom document refers to itself as a “Supplemental CEQA Review,” but does not meet 
the requirements of a SEIR under the California Environmental Quality Act.  The County’s staff 
reports correctly consider the document to be an addendum. 
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to acknowledge the impacts that the relocated lots will have on trees not protected by the 
North Area Plan due to required fuel modification and other Project improvements.    

 
Additionally, as detailed in the separate appeal of Carey and Jennifer Chrisman, 

documents for the Project property have been recorded referencing 16 easements over the 
property next door.  These easements are allegedly required for drainage, grading, and 
other infrastructure improvements related to Tract 45465-04, the Project.  The EIR and 
Addendum do not mention, analyze, or mitigate for off-site improvements.  The 
involvement of adjoining properties in the Project requires major revisions to the EIR that 
require a subsequent, not addendum, EIR.   

 
 

III. Substantial Changes to Circumstances and New Information Preclude 
Reliance on an Addendum EIR. 

 
a. Fire.  
 
The original Project EIR and Addendum also fail to consider the impacts of 

relocating the lots as related to fire behavior, ecology, and safety.  While fire and 
seasonal winds have long been a part of the ecosystem in the Santa Monica Mountains, 
megafires such as the Woolsey Fire did not occur with regularity until quite recently.  
This constitutes a substantial change in circumstance and new information, each of which 
require more than minor, technical revisions to the 1988 EIR to allow the County’s 
decisionmakers an informed evaluation of the Project.  The Woolsey Fire burned across 
the Santa Monica Mountains, from the 101 Freeway to the Pacific Ocean, in a single day.  
Embers and fire brands were thrown more than a mile ahead of the fire.  The fire burned 
96,949 acres and 1,643 structures, killed three people, and forced the evacuation of 
295,000 individuals.  Notably, the fire also burned 88 percent of the Santa Monica 
Mountains Recreation Area land under National Park Service control.  Ninety-five 
percent of wildfires are started by humans, and this Project will enable more humans to 
live in the Santa Monica Mountains.  The 1988 EIR fails to assess the Project’s impacts 
under a fire regime in which a small, accidental auto or construction spark can incinerate 
100,000 acres overnight; its impacts related to wildfire evacuation; or its impacts on 
wildlife and vegetation recovery.  Since 1988, many Project alternatives and mitigation 
measures have also become available to reduce the impacts of increasing the population 
of the wildland urban interface; to increase wildfire evacuation safety; and to fireproof 
structures in the Santa Monica Mountains.  The regulations surrounding fire safety and 
roads were updated in 1996 and again recently.  The Addendum does not include these 
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measures, nor do the Conditions of Approval touch on this issue.  A subsequent EIR is 
required.        
 
 

b. Oak Woodlands and Coastal Chaparral. 
 
The Addendum EIR, Project Application, and Staff Report treat the Project as 

reducing the impacts on trees.  However, by moving developable areas from those where 
all oak woodlands are protected as undevelopable H1 habitat that requires development 
buffers, the Project may actually enable the encroachment and destruction of trees.  
Unfortunately, the Addendum EIR and tree report fails to include required fuel 
modification and other foreseeable impacts on trees in the analysis.  The Addendum EIR 
also downplays impacts to other vegetation communities such as coastal chaparral.  This 
is important due to changes in the health and sustainability of Santa Monica Mountain 
vegetation communities in the face of climate change and increased wildfire.  Trees, and 
especially oak trees, are not coming back.  Recruitment is low.  When woodlands and 
chaparral are destroyed by fire, they are being replaced not by the expected species 
succession that results in the eventual restoration of the damaged community, but by 
nonnative and flammable grasslands.  Project impacts on vegetation are, therefore, likely 
much greater than disclosed in either the 1988 EIR or the Addendum.  Major revisions to 
the 1988 EIR are required to adequately disclose and mitigate the Project’s impacts due 
to these changes in circumstances.  A subsequent EIR is required.   

 
c. Recreation.  

 
Finally, the 1988 EIR is devoid of any discussion of the Project’s impacts on 

recreation and the recreation experience of visitors to the Santa Monica Mountains 
National Recreation Area.  This is, in part, because King Gillette Ranch was not acquired 
until April 2005, and did not become the Visitor Center of the National Recreation Area 
until long after 1988.  As the centerpiece of a National Recreation Area serving the 
nation’s second-largest city, the visual, aesthetic, and wilderness qualities of the King 
Gillette Ranch matter.  The 1988 EIR and the Addendum fail to disclose, analyze, or 
mitigate the Project’s impacts on King Gillette Ranch visitation and experiences.  The 
EIR and Addendum further fail to address the Project’s potential impacts on the 
designated scenic highway that is its primary access point.  A subsequent EIR is required.  
 
 
 

 



 
Regional Planning Commission c/o 
Michelle Lynch, Senior Regional Planner 
County of Los Angeles  
November 1, 2021 
Page 7 
 
 

Conclusion 
 
 On behalf of the Las Virgenes Homeowners Federation, we thank you for your 
consideration of these comments and urge the County to reconsider its approval of this 
Project.  Relocation of the lots will have impacts due to the biological importance of the 
specific locations of the lot, to the increased developable area of the new lots, and to the 
reduced protections for important vegetation and woodlands.  The Project will also result 
in greater impacts to oak woodlands, in greater fire risks to inhabitants and ecology, and 
in greater recreational impacts than could have been known in 1988 at the time of the 
original Project EIR was certified.  The County should prepare, circulate, and certify a 
subsequent EIR before considering this impactful Project further.  LVHF further requests 
that when it revisits the Project analysis that the County consult with its planners known 
for their expertise in applying the North Area Plan and the Santa Monica Mountains LCP.   

 
Sincerely, 

 
Michelle N. Black  
 

 
Cc: Amy Bodek, Director of Planning, abodek@planning.lacounty.gov  



VIA EMAIL 

November 2, 2021 

Los Angeles County Regional Planning Commission 

Los Angeles County 

c/o Michelle Lynch, Case Planner 

Los Angeles County Department of Regional Planning 

320 W. Temple Street 

Los Angeles, CA  90012 

 

RE:  Project Number 87058, 2nd Amendment to VTTM No. 45465 (RPPL2021001487), associated Addendum to 

EIR. 

Honorable Commission Members: 

This letter and attachments are submitted on behalf of Jennifer and Carey Chrisman (“the Chrismans” or 

“Appellants”), who are the buyers-in-escrow of the property located at 26763 Mulholland Highway, APNs 

4455-028-090 and 4455-028-099 (“Servient Property”).  This property is immediately adjacent to, and uphill 

from, the tracts that are the subject of the 2nd Amendment to VTTM 45465 (Tracts 46465-04 and 05).   

Appellants contend that the 2nd Amendment and associated Addendum to the EIR were wrongly 

approved by the Hearing Officer on July 27, 2021.  We believe that the Amendment and Addendum 

cannot be approved at this time, based upon the information provided, for three reasons: 

1)  There is clear evidence that off-site improvements are required in order to build out Tracts 

45465-04 and -05; 

2)  The Applicant is actively seeking, but does not have, a clear solution as to where and how 

these off-site improvements will be provided; and  

3)  Neither Staff nor the Applicant have publicly identified the location or characteristics of these 

necessary improvements.  

On July 27, 2021, I and co-counsel Marty Rudoy appeared on behalf of the Chrismans to object to the 

granting of this Amendment based upon the inadequacy of the Staff Report and other publicly available 

documents in terms of the possible impact of the modifications on off-site grading, drainage, and other 

infrastructure improvements that will be necessary for the recordation of the Map.   We also objected to 

the certification of the Addendum to the EIR on the basis that there was insufficient consideration of the 

impact on the proposed Amendment on these off-site improvements.  The Hearing Officer nonetheless 

approved the above-referenced Amendment to VTTM No. 45465 and the Addendum to the EIR associated 

therewith.  The Chrismans timely appealed that decision.  

The crux of the issue here pertains to the impact of the proposed Amendment on off-site improvements 

necessary to build out Tracts 46465-04 and 05.  Applicant and Staff have both repeatedly claimed that 

there would be no impact on any off-site properties.  However, as stated at the July 27th hearing and 

reiterated in the appeal documents submitted on behalf of the Appellants on August 8, 2021, the hasty 

mid-escrow recordation of the “Deed Restriction, Grant of Construction and Easement Rights and Notice of 

Intent to Convey” (“Easement Agreement”) on May 26, 2021, suggests otherwise.  This Easement 

Agreement granted extensive rights to Spectrum over an immediately adjacent property within a 

previously recorded portion of the Tract. 

In fact, there are now at least three separate attempts by Spectrum Development to address the fact that 

the Applicant does not yet have a definitive resolution to the problem of providing the grading and 

drainage needed to build out Tract 46465-04 and -05, as proposed to be amended.   

First, there is the Easement Agreement attached to our Appeal as an exhibit and referenced above.  This 

pertains to the adjacent property, known as 26763 Mulholland Highway – the “Servient Property” – the 



property the Chrismans are in escrow to purchase. The existing improvements to the Servient Property were 

installed pursuant to Phase 1 of VTTM 45465.   

Normally, improvements that would be needed on a tract would take place prior to the recordation of the 

final map.  In fact, there are a variety of easements over the Servient Property that pertain to grading, 

drainage, and other improvements needed for the benefit of other portions of the overall tract.  Many of 

these easements have been in place on that property for years and in many cases call for improvements 

that have not yet been constructed on the Servient Property -- improvements for the benefit of other 

portions of Tract 45465.   

However, several recent actions by Spectrum suggest that the proposed reorganization of Tracts 45465-04 

and -05 is triggering the need for a different resolution than that which is currently in place.   

If there are no new or unreviewed off-site improvements needed to build out Tracts 45465-04 and -05, then 

why did Spectrum record this new Easement Agreement --which agreement contains 16 separate 

references to Tract 45465-04—in May of this year?  Why did they subsequently attempt to exercise an 

option that purports to create new lots slicing through the Servient Property in order to provide grading and 

drainage?  And why did they threaten to build a “dam wall” up to 20’ in height at the downhill border of 

the Servient Property as an alternative solution? 

Let us briefly review each of these documents in turn. 

First, the Easement Agreement.  It declares the necessity of a variety of drainage, grading, and other 

infrastructure-type improvements to be installed on the Servient Property for the specific purpose of 

recording Tract 45465-04.   Glenn Vanzura, the Attorney for the Applicant, and Department of Regional 

Planning Staff all claim that no off-site improvements will be required in order to record Tract 45465-04.  In 

fact, Mr. Vanzura testified as such under oath at the July 27th hearing.  But the last-minute recording of the 

Easement agreement belies these assertions.  What possible reason could there be to obtain easements 

over a recorded and apparently fully built-out tract, for the benefit of an adjacent not-yet-recorded tract, 

years later if they were not in fact needed to provide drainage for the adjacent tracts, as proposed to be 

reorganized? 

Second, there is the attempted exercise of an option to purchase under the terms of an agreement 

originally entered into in 1986.  (Please see Attachment B.)  On September 3, 2021, Brian Boudreau of 

Spectrum Development sent a letter notifying us of its intent to exercise an option “…to obtain a Grant 

Deed conveying fee title to the Subject Property, and to use the Subject Property for any and all purposes 

described in the Option to Purchase, including:  

“…for any other development/use as may be permitted by applicable law and for access, ingress, 

egress and public/private utilities, together with the right to grade, construct, erect, alter, place, 

maintain and permit to remain thereon [certain facilities and other structures].” 

This is the second recent attempt by Spectrum to obtain rights over recorded tract 46465-01 in order to 

provide for grading, drainage, and other off-site improvements needed in order to build out 46465-04 and -

05.  Again, it is clear that different off-site improvements are essential to the proposed reorganization of the 

overall tract.  If they weren’t, why choose now to exercise an option that has been lying dormant for 

decades?     

Finally, also on September 3rd, Mr. Vanzura informed us that Spectrum intends to relocate a planned debris 

basement from the area identified in the above-referenced Easement Agreement to an area immediately 

off-site.  He states as follows, identifying the Servient Property as “the Alisi Property”: 

 

“Spectrum intends to relocate a planned debris basin from the 2021 Easement to a property 

owned by Spectrum, located adjacent to the Alisi Property. The intended location of the relocated 

basin is reflected in the attached preliminary engineering design and map (the “Map”), which we 

provide as a convenience for the Chrismans. As indicated on the Map, among other things, the 

basin will require a concrete or masonry retaining wall. The wall and basin will be visible from the 
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Attachment C 





SUPPLEMENTAL MEMO TO THE BOARD OF SUPERVISORS

DATE ISSUED: March 10, 2022

HEARING DATE: March 15, 2022 AGENDA ITEM: 5

PROJECT NUMBER:            87058-(3)  
PERMIT NUMBER(S): Second Amendment to Vesting Tentative Tract Map 

No. 45465 (RPPL2021001487)
SUPERVISORIAL DISTRICT: 3

PROJECT LOCATION: 26885 Mulholland Highway, Santa Monica Mtns.

OWNER: Malibu Valley Partners, LLC

APPLICANT: Beth Palmer

CASE PLANNER: Michelle Lynch, Senior Regional Planner 
mlynch@planning.lacounty.gov

The above-mentioned item is an appeal of an approval by the Regional Planning 
Commission (“Commission”) of the Project. Department of Regional Planning Staff 
recommends that the Board of Supervisors uphold the decision of the Commission and 
APPROVE this Second Amendment to Vesting Tentative Tract Map No. 45465 
(RPPL2021001487).

Please find, attached, additional material regarding this item including the original 1988 
draft Environmental Impact Report (“EIR”) and final EIR. While these documents were 
certified for the initial approval of the Vesting Tentative Tract Map No. 45465, Conditional 
Use Permit No. 87-058 and Oak Tree Permit No. 87-058, these should also be available 
when an addendum is presented for consideration by the Board of Supervisors. 

mailto:mlynch@planning.lacounty.gov


PROJECT NO. 87-058-(3)      March 10, 2022
VESTING TENTATIVE TRACT MAP NO. PAGE 2 OF 2 
TR45465 (RPPL2021001487)

If you need further information, please contact Michelle Lynch at 
mlynch@planning.lacounty.gov or 213-974-6433. Department office hours are Monday 
through Thursday from 7:00 am to 6:00pm.

Report
Reviewed By:   

Joshua Huntington, Supervising Regional Planner

Report
Approved By:   

Susan Tae, Assistant Administrator

LIST OF ATTACHMENTS
Draft Environmental Impact Report dated 1988
Final Environmental Impact Report dated 1988
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